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HEARING DATE:              November 18, 2021 

 

SUBJECT: T-MOBILE CASS STREET. Process Four Decision 

 

PROJECT NUMBER: 595080 

 

OWNER/APPLICANT: Pacific Tower HOA / T-Mobile 

 

SUMMARY 

 

Issue:  Should the Planning Commission approve a Wireless Communication Facility (WCF) 

located at 4944 Cass Street in the Pacific Beach Community Plan? 

 

Staff Recommendations:   

 

APPROVE Planned Development Permit No. 2535895 and Conditional Use Permit  

No. 2535894. 

 

Community Planning Group Recommendation:  On March 11, 2021, the Pacific Beach 

Community Planning Group voted 12-0-0 to recommend approval of the project without 

conditions (Attachment 10). 

 

Environmental Review:  This project was determined to be categorically exempt from the 

California Environmental Quality Act (CEQA) pursuant to Section 15303 (New Construction) 

of the State CEQA Guidelines. This project is not pending an appeal of the environmental 

determination. The environmental exemption determination for this project was made April 

30, 2021 and the opportunity to appeal that determination ended May 14, 2021. 

 

Fiscal Impact Statement:  All costs associated with the processing of this project are paid by 

the applicant. 

 

Code Enforcement Impact:  None. 

 

Housing Impact Statement: This project application is for a wireless communication facility 

and is not associated with residential development. 

 

 

https://opendsd.sandiego.gov/Web/Projects/Details/595080
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BACKGROUND 

 

The T-Mobile Cass Street Project (Project) proposes the continued use and upgrade of an T-

Mobile Wireless Communication Facility (WCF) mounted on the outside of and stairwell and 

west wall of on existing high rise condominium complex (The Pacific Towers building) located at 

4944 Cass Street within the RM-1-1 Zone of the Cass Street Planned District within the Pacific Beach 

Community Plan. Land uses surrounding the Project site include a mix of residential and commercial 

to the to the south, east and north and residential to the west (Attachments 1, 2, and 3). T-Mobile 

obtained Hearing Officer approval for Conditional Use Permit (CUP) No. 380289 on January 9, 2008 

with a 10-year term. The WCF consisted six panel antennas screened by antenna skirts with the 

associated equipment cabinets located on the rooftop within an existing penthouse.  Additionally, 

AT&T utilizes the condominium complex to establish a WCF for their communication network and 

currently has 12 antennas mounted on the rooftop penthouse and stairwell. AT&T was issued a 

Conditional Use Permit and Site Development Permit on November 18, 2010. The elevation at the 

top of the building’s elevator penthouse is 131.50 feet tall.  The locations of the new antennas are at 

varying heights, from approximately 104 feet to 115 feet. 

 

The Project site is located in the Coastal Height Limit Overlay Zone.  According to T-Mobile, if the 

antennas were located under the 30 foot height limit, a nearby seven (7) block area would not be 

provided with adequate coverage.  This is viewed as a “significant gap in coverage.”  Locating the 

antennas higher on the building allows for a greater area of service to be provided by T-Mobile.  A 

March 6, 2006 Memorandum of Law permits telecommunications antennas above the Coastal 

Height Limit in certain circumstances such as this one, where a significant gap in coverage would 

exist without the additional height (Attachment 11).  

 

Council Policy 600-43 assigns preference levels to WCFs proposed on different land uses, with 

Preference 1 being the highest and Preference 4 the lowest. The most preferred locations being 

Preference 1 which are generally non-residential uses/zones and are permitted ministerially and the 

least preferred locations are residential uses in residential zones and are Preference 4, requiring a 

Conditional Use Permit, Process Four.  Various land uses and zones between those Preference levels 

dictate decision levels and permits between a Neighborhood Use Permit, Process Two and a CUP, 

Process Three.  This project is located in a residential zone, on a residential development which is a 

Preference 4, CUP, Process 4.  This WCF was originally approved in 2008 and the location was 

selected because T-Mobile was trying to provide coverage in the Pacific Beach area.   

 

The current site location is the tallest existing structure in the surrounding area. The surrounding 

properties in all directions are mostly residential. There are some non-residential properties to the 

north and south, but they are smaller structures. In order to make up for the loss in height, a 

wireless facility at one of these locations would require a new standalone tower, whose height 

would far exceed the height of any existing structures in the area. This would result in a facility that 

is less integrated in the overall aesthetics of the community. In addition, the relocation of an existing 

wireless facility, could have negative impacts on the overall performance of the network in the area, 

resulting in possible coverage gaps between sites. For these reasons, the existing site is preferred 

and no other properties are suitable candidates. 

https://docs.sandiego.gov/councilpolicies/cpd_600-43.pdf
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This WCF has been in T-Mobile’s network for over 10 years with a 10-year expiration term. The 

purpose and intent of an expiration date is to allow the City to analyze the WCF design with the 

current surrounding development in addition to upgrading the WCFs to address any advancements 

in designs and innovations. To continue use of the WCF, this new permit was created on January 19, 

2018. Due to changes in the design, the application review process had been lengthened.  

In reviewing the aerial maps provided with the application, it is evident that the area is a mix of 

residential and commercial uses at low elevations and this Preference 4 location is still a viable 

option (Attachment 1). San Diego Municipal Code (SDMC) Section 143.0402 requires a Process 4, 

Planned Development Permit (PDP) when a project includes deviations from the applicable zoning 

regulations. In this case, the WCF is encroaching into the front yard setback. Additionally, 

pursuant to SDMC Section 141.0420(c)(1)(A)(i), the project as designed requires a Conditional Use 

Permit, Process 4, Planning Commission decision as the project is in in a residential zone on a 

premises that contains a residential development. 

 

DISCUSSION 

 
Project Description: 

 

The Project proposes the continued operation of a WCF utilized by T-Mobile. The WCF will consist 

of six (6) panel antennas in two sectors mounted on the outside of the stairwell each covered Radio 

Frequency Plastic (FRP) screen boxes and a sector of three panel antennas located on the west face 

of the building covered with FRP screen boxes. All FRP screen boxes will be painted and textured to 

match the existing building. The equipment area will continue to be located on the building roof 

within a penthouse (Figures 1 and 2). The Project complies with the Wireless Communication Facility 

Figure 1: Photo-simulation of Proposed of FRP Enclosure (along Wilbur Avenue) 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/telecomguide.pdf
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Guidelines as a façade mounted WCF. 

 

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 

RFE-EME Compliance Report dated September 9, 2020 from Environmental Assessment  

 

Specialist Inc., was submitted to the City verifying that the proposed project meets or exceeds 

the requirements of the FCC. The report will be stamped as Exhibit “A” and provided within the 

project file. 

 

Community Plan Analysis: 

 

The Pacific Beach Community Plan does not address communication antennas as a specific land use.  

However, the City of San Diego's General Plan (UD-15) requires that the visual impact of wireless 

facilities be minimized by concealing them inside existing structures or using screening techniques 

to hide or blend them into the surrounding area. The plan also calls for these facilities to be 

designed to be aesthetically pleasing and respectful of the neighborhood context. Furthermore, the 

plan states that equipment associated with wireless facilities shall be concealed from view. Pursuant 

to the San Diego Land Development Code, communication antennas are permitted in all zones 

citywide with the appropriate permit process.  Wireless communication facilities are separately 

regulated uses, which have limitations or require compliance with conditions in order to minimize 

potential impacts. The intent of the regulations is to camouflage facilities from public view.  In this 

Figure 2: Photo-simulation of Proposed of FRP Enclosure (along west face of building) 

https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/telecomguide.pdf
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case, the nine (9) panel antennas and RRUs will be screened behind three FRP screen boxes painted 

and textured to match existing condominium complex façade they are attached to.  The associated 

equipment cabinets are to be located on the rooftop within an existing penthouse.  As designed, the 

project complies with the WCF regulations, by integrating the project into the condominium 

complex, thereby reducing any potential visual impacts.  

 

Project-Related Issues:  

 

Deviation- The Project requests a deviation from the applicable development regulations as allowed 

with the approval of a PDP, provided that the findings in SDMC Section 126.0605 can be supported. 

The following Table 1 is a matrix of the proposed deviation, which is followed by the justifications for 

the deviations:  

 

DEVIATIONS SUMMARY 

Table 1 

Deviation Description Deviation from SDMC Allowed/Required Proposed  

Building Setback   SDMC Section 131.0431 

and Table 131.04G 

15 feet 3-inches and 24-inches 

WCF Projection from 

Building Wall 

 SDMC Section 

141.0420(e)(8)(B) 

Maximum Projection 

of 18-inches 

24-inch projection 

 

Justification for setback- The exiting stairwell adjacent to Wilber Avenue currently encroaches into the 

front yard setback up to approximately 12 feet. The two antenna sectors facing Wilbur Avenue will 

be mounted on the outside of the stairwell. One sector will be three inches from the property line 

and the other sector 24-inches from the property line and both approximately 106 feet above 

ground level. Each sector will be screened by FRP screen boxes painted and textured to match the 

existing building design. The WCF was previously approved on January 9, 2008 with a 10-year term 

and contained six panel antennas screened by antenna skirts facing Wilbur Avenue. In order to 

continue providing service to the surrounding area, the antennas need to remain at the height and 

azimuth they were originally installed as the network was developed using those metrics for 

coverage. Because the screen boxes are 106 feet above ground level this will not interfere with 

existing walkways or landscape at this location.  

 

Justification to WCF Projection - A second deviation is being requested to increase the projection of 

the antenna concealment to 24-inches from the face of the building. Currently, SDMC Section 

141.0420(8)(B) allows a maximum 18-inch projection. The proposed concealment (FRP screen boxes) 

require an extended offset for proper operation of equipment. The size of the antenna coupled with 

the mounting hardware and the necessary antenna azimuth make an 18-inch offset impossible. The 

proposed 24-inch offset is the minimum T-Mobile can achieve, while still allowing enough room for 

the antenna, mounting hardware and necessary azimuth and concealing the antennas to comply 

with City of San Diego Development Services WCF guidelines. The requirement of a maximum offset 

of 18-inches was required in the WCF ordinance (Chapter 14, Article 4, Division 20) at a time when 

antennas were smaller and wireless device requirements were limited. Because of the high demand 

of wireless communication, larger antennas are required to accommodate for increased capacity 

and demand. Because the screen boxes will be located 106 feet above ground level, the added six 

https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division06.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf


 
- 6 - 

inches will be unnoticeable at ground level and will integrate with the existing architecture of the 

building it is attached to. 

The existing WCF provides critical voice and data service throughout the surrounding area. 

Continued operation of this site is necessary to maintain the existing levels of service to the area for 

T-Mobile. The site is an integral part of telecommunication networks, as the site’s operation is closely 

coordinated with other sites in the area. Coverage maps demonstrate the existing coverage 

provided on the property and the predicted loss of coverage without the increased antenna size. 

Although the underlying zone requires a 15-foot setback and an 18-inch maximum projection, 

without these two deviations could result in significant impacts to those within the surrounding 

area. A degradation of the existing service could have a significant impact on customers and 

essential emergency communication services. The proposed WCF will include FRP screen boxes 

painted and textured to match the existing building design to include rectangular and brick patterns 

along the stairwell implementing the intent of the WCF ordinance which is basically to integrate and 

camouflage WCFs within the existing environment. Based on these considerations, this Project 

complies with the permit and design requirements for WCF's as identified in the SDMC. 

 

The above deviation has been analyzed by City staff and determined to be consistent with the goals 

and recommendations of the General Plan, the Pacific Beach Community Plan, and the purpose and 

intent of the Wireless Communication Ordinance. The Project has been designed to address the 

physical environment and would not adversely impact the public’s health or safety.  Apart from the 

setback and projection deviation, the proposed Project will continue to provide wireless 

communication service to the surrounding area and essential emergency communications services. 

 

Conclusion: 

 

The proposed design effectively integrates with the architecture of the existing condominium 

complex meeting the purpose and intent of the Wireless Communication Ordinance (SDMC 

141.0420), the Wireless Design Guidelines and Council Policy 600-43. Staff has prepared draft 

findings in the affirmative to approve the Project and recommends approval of Conditional Use 

Permit No. 2573938 (Attachment6). 

 

ALTERNATIVES 

 

1. Approve Planned Development Permit No. 2535895 and Conditional Use Permit No. 

2535894 with modifications. 

 

2. Deny Planned Development Permit No. 2535895 and Conditional Use Permit No. 2535894 if 

the Planning Commission makes written findings based on substantial evidence that the 

approval is not authorized by state or local zoning law. 

 

 

 

 

 

https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/telecomguide.pdf
https://docs.sandiego.gov/councilpolicies/cpd_600-43.pdf
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Respectfully submitted, 

 

 

 

 

 

______________________________   ___________________________________ 

Tim Daly     Ian Heacox 

Assistant Deputy Director   Development Project Manager II  

Development Services Department  Development Services Department 

 

TD/IH 

 

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. Ownership Disclosure Form 

10. Community Planning Group Recommendation 

11. Memorandum of Law Telecom Height Limit, March 6, 2006  

12. Photo Survey 

13. Photo Simulations 

14. Project Plans 
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ATTACHMENT 4 
 

 
PROJECT DATA SHEET 

 
PROJECT NAME: T-Mobile Cass Street 

 
PROJECT DESCRIPTION: The continued operation of a WCF utilized by T-Mobile 

consisting of 9 panel antennas and 6 Remote Radio Units 
(RRUs) installed in Fiberglass Reinforced Panel (FRP) screen 
enclosures designed and painted to match the existing 
building. 

 
COMMUNITY PLAN AREA: 

 
Pacific Beach 

 
DISCRETIONARY ACTIONS: Planned Development Permit 

Conditional Use Permit 
 
COMMUNITY PLAN LAND USE 
DESIGNATION: 

 
Institutional 

 
ZONING INFORMATION: 

 ZONE:   RM-1-1/Cass Street Planned District 
HEIGHT LIMIT:  30 feet 
LOT SIZE:  N/A 

FLOOR AREA RATIO: 1.0 (varies) 
FRONT SETBACK: 10 feet 
SIDE SETBACK:  0 feet 

STREETSIDE SETBACK:  5 feet 
REAR SETBACK:  0 feet 
PARKING:   N/A 

  
LAND USE DESIGNATION 
& ZONE 

 
EXISTING LAND USE 

 
                                   NORTH: Commercial: CSPD Commercial 

 
                                   SOUTH: Commercial: CSPD Commercial 

 
                                     EAST: Commercial: CSPD Commercial 

 
                                     WEST: 

 
Residential; RM-1-1 

 
Residential 

 
DEVIATIONS OR VARIANCES 
REQUESTED (INCENTIVES): 

Front Yard Setback Deviation: Zone contains a 10-foot 
setback, one sector will be three inches from the property 
line, while another sector is 24-inches from the property line.  
Antenna Projection Deviation: SDMC allows for 18-inch 
projection, proposed FRP screen enclosure to be offset by 24-
inches 

 
COMMUNITY PLANNING 
GROUP RECOMMENDATION: 

On March 11, 2021, the Pacific Beach Community Planning 
Group voted 12-0-0 to recommend approval of the project 
without conditions 
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PLANNING COMMISSION RESOLUTION NO.  __________ 
 

PLANNED DEVELOPMENT PERMIT NO. 2535895 
CONDITIONAL USE PERMIT NO. 2535894 

T-MOBILE CASS STREET - PROJECT NO. 595080 
 
 
 

WHEREAS, PACIFIC TOWER HOA, Owner, and T-MOBILE, Permittee, filed an application with 

the City of San Diego for a permit to Wireless Communication Facility (as described in and by 

reference to the approved Exhibits "A" and corresponding conditions of approval for the associated 

Permit No. 2535895 and 2535894); 

WHEREAS, the project site is located at 4944 Cass Street in the RM-1-1 Zone and Cass Street 

Planned District Ordinance of the Pacific Beach Community Plan; 

WHEREAS, the project site is legally described as Lots 13 to 20, inclusive, in Block 76, of 

Pacific Beach, according to map thereof No. 932, filed in the Office of the County Recorder of San 

Diego County November 7, 1904.; 

WHEREAS, on April 30, 2021, 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 15303 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 November 18, 2021, the Planning Commission of the City of San Diego 

considered Planned Development Permit No. 2535895 and Conditional Use Permit No. 2535894 

pursuant to the Land Development Code of the City of San Diego;  
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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. 2535895 and Conditional Use 

Permit No. 2535894: 

 
A. Planned development PERMIT [SDMC Section 126.0305] 

1. Findings for all Planned Development Permits: 

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

The T-Mobile Cass Street Project (Project) proposes the continued use of a 
Wireless Communication Facility (WCF) by T-Mobile. The proposed wireless facility 
will consists of nine (9) panel antennas and six (6) Remote Radio Units (RRUs) 
separated in three sectors and each sector screened by Fiberglass Reinforced Plastic 
(FRP) screen boxes painted and textured to match the existing building. The WCF was 
previously approved in January 9, 2008 with a 10-year term. 

 
The Pacific Beach Community Plan does not address communication antennas as a 
specific land use.  However, the City of San Diego's General Plan (UD-15) requires 
that the visual impact of wireless facilities be minimized by concealing them inside 
existing structures or using screening techniques to hide or blend them into the 
surrounding area. The plan also calls for these facilities to be designed to be 
aesthetically pleasing and respectful of the neighborhood context. Furthermore, the 
plan states that equipment associated with wireless facilities shall be concealed from 
view. Pursuant to the San Diego Land Development Code, communication antennas 
are permitted in all zones citywide with the appropriate permit process.  Wireless 
communication facilities are separately regulated uses, which have limitations or 
require compliance with conditions in order to minimize potential impacts. The 
intent of the regulations is to camouflage facilities from public view.  In this case, the 
nine (9) panel antennas and RRUs will be screened behind three FRP screen boxes 
painted and textured to match existing condominium complex façade they are 
attached to.  The associated equipment cabinets are to be located on the rooftop 
within an existing penthouse.   

 
As designed, the Project complies with the WCF regulations, by integrating the 
Project into the condominium complex, thereby reducing any potential visual 
impacts. The Project is located on a residential structure and requires a Conditional 
Use Permit based in its location in a residential zone with residential uses on the site.  
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Therefore, the proposed development will not adversely affect the applicable land 
use plan. 

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

The Project proposes the continued use of a WCF by T-Mobile. The proposed 
wireless facility will consists of nine (9) panel antennas and six (6) RRUs separated in 
three sectors and each sector screened by FRP screen boxes painted and textured to 
match the existing building. The WCF was previously approved in January 9, 2008 
with a 10-year term. 
 
The Project is determined to be exempt from CEQA pursuant to Section 15303 (New 
Construction). 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 to include, but not limited to setback 
limitation, concealment requirements, and electromagnetic fields controls.  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 
RFE-EME Compliance Report (Report) dated September 9, 2020 from 
Environmental Assessment Specialist Inc., was submitted to the City verifying 
that the proposed Project meets or exceeds the requirements of the FCC. The 
Report will be stamped as Exhibit “A” and provided within the Project file. 
Therefore, the proposed development will not be detrimental to the public health, 
safety, and welfare. 

c. The proposed development will comply with the regulations of the Land 
Development Code including any proposed deviations pursuant to Section 
126.0602(b)(1) that are appropriate for this location and will result in a more 
desirable project than would be achieved if designed in strict conformance 
with the development regulations of the applicable zone, and any allowable 
deviations that are otherwise authorized pursuant to the Land Development 
Code. 
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The Project proposes the continued use of a WCF by T-Mobile. The proposed 
wireless facility will consists of nine (9) panel antennas and six (6) RRUs separated in 
three sectors and each sector screened by FRP screen boxes painted and textured to 
match the existing building. The WCF was previously approved in January 9, 2008 
with a 10-year term. 

 
Deviations to the San Diego Municipal Code (SDMC) may be processed through a 
Planned Development Permit (PDP) in accordance with SDMC Sections 126.0601 and 
143.0401. The purpose of the PDP 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. 
Expiration dates are imposed on WCFs to review and modify these facilities to 
comply with current design standards. 

 
A deviation to front yard setback and WCF projections is being requested with this 
application. The Project will consist of nine (9) panel antennas and six (6) RRUs 
separated in three sectors. The two sectors facing Wilbur Avenue will be mounted on 
the outside of an stairwell currently located within the 15-foot front yard setback. 
One sector will be three inches from the property line and the other sector 24-inches 
from the property line and both approximately 106 feet above ground level. Each 
sector will be screened by FRP screen boxes painted and textured to match the 
existing building design. The WCF was previously approved on January 9, 2008 with a 
10-year term and contained six (6) panel antennas screened by antenna skirts facing 
Wilbur Avenue. In order to continue providing service to the surrounding area, the 
antennas need to remain at the height and azimuth they were originally installed as 
the network was developed using those metrics for coverage. Because the screen 
boxes are 106 feet above ground level this will not interfere with existing walkways 
or landscape at this location. 

A second deviation is being requested to increase the projection of the antenna 
concealment to 24-inches from the face of the building. Currently, SDMC Section 
141.0420(8)(B) allows a maximum 18-inch projection. The proposed concealment 
(FRP screen boxes) require an extended offset for proper operation of equipment. 
The size of the antenna coupled with the mounting hardware and the necessary 
antenna azimuth make an 18-inch offset impossible. The proposed 24-inch offset is 
the minimum T-Mobile can achieve, while still allowing enough room for the 
antenna, mounting hardware and necessary azimuth and concealing the antennas to 
comply with City of San Diego Development Services WCF guidelines. The 
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requirement of a maximum offset of 18-inches was required in the WCF ordinance 
(Chapter 14, Article 4, Division 20) at a time when antennas were smaller and 
wireless device requirements were limited. Because of the high demand of wireless 
communication, larger antennas are required to accommodate for increased 
capacity and demand. Because the screen boxes will be located 106 feet above 
ground level, the added six inches will be unnoticeable at ground level and will 
integrate with the existing architecture of the building it is attached to. 

The existing WCF provides critical voice and data service throughout the surrounding 
area. Continued operation of this site is necessary to maintain the existing levels of 
service to the area for T-Mobile. The site is an integral part of telecommunication 
networks, as the site’s operation is closely coordinated with other sites in the area. 
Coverage maps demonstrate the existing coverage provided on the property and the 
predicted loss of coverage without the increased antenna size. Although the 
underlying zone requires a 15-foot setback and an 18-inch maximum projection, 
without these two deviations could result in significant impacts to those within the 
surrounding area. A degradation of the existing service could have a significant 
impact on customers and essential emergency communication services.  
 
The City's Wireless Communication Facility regulations, SDMC section 141.0420, 
allow these facilities in a residential zone with residential use as a Process 4, 
Conditional Use Permit when the antennas are located on a premise that contains 
residential development. The proposed WCF will include FRP screen boxes painted 
and textured to match the existing building design to include rectangular and brick 
patterns along the stairwell implementing the intent of the WCF ordinance which is 
basically to integrate and camouflage WCFs within the existing environment. Based 
on these considerations, this Project complies with the permit and design 
requirements for WCF's as identified in the SDMC. Therefore, the proposed 
development will comply with the regulations of the Land Development Code 
including any proposed deviations pursuant to SDMC 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. 

B. Conditional use Permit [SDMC Section 126.0305] 

1. Findings for all Conditional Use Permits: 

a. The proposed development will not adversely affect the applicable land use 
plan. 
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As outlined in Planned Development Permit Finding No. A.1.a. listed above, the 
proposed development will not adversely affect the applicable land use plan. 

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

As outlined in Planned Development Permit Finding No. A.1.b. listed above, the 
proposed development will not be detrimental to the public health, safety, and 
welfare. 
 

c. The proposed development will comply with the regulations of the Land 
Development Code including any allowable deviations pursuant to the Land 
Development Code. 

As outlined in Planned Development Permit Finding No. A.1.c. listed above, the 
proposed development will comply with the regulations of the Land Development 
Code including any allowable deviations pursuant to the Land Development Code. 

d. The proposed use is appropriate at the proposed location. 

The T-Mobile WCF was previously approved on January 9, 2008 with a 10-year term 
and contained a total of eight panel antennas screened by antenna skirts. The City of 
San Diego encourages wireless carriers to locate on non-residential properties.  In 
this case, the height of the existing condominium complex meets T-Mobile’s 
coverage objective.   No other sites within the search ring, with a non-residential use, 
were available at the required height.   

The current site location is the tallest existing structure in the surrounding area. The 
surrounding properties in all directions are mostly residential. There are some non-
residential properties to the north and south, but they are smaller structures. In 
order to make up for the loss in height, a wireless facility at one of these locations 
would require a new standalone tower, whose height would far exceed the height of 
any existing structures in the area. This would result in a facility that is less 
integrated in the overall aesthetics of the community. In addition, the relocation of 
an existing wireless facility, could have negative impacts on the overall performance 
of the network in the area, resulting in possible coverage gaps between sites. For 
these reasons, the existing site is preferred and no other properties are suitable 
candidates. 

The condominium houses other communication antennas and is viewed as a 
“collocation site.”  The proposed antennas will be concealed with screen boxes and 
painted and textured to match the existing building.  This will allow the 
communication antennas to blend in with the building and be more visually 
appealing. Therefore, the proposed use is appropriate at the proposed location. 
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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, Planned Development Permit No. 2535895 and Conditional Use Permit No. 2535894 is 

hereby GRANTED by the Planning Commission to the referenced Owner/Permittee, in the form, 

exhibits, terms and conditions as set forth in Permit Nos. 2535895 and 2535894 a copy of which is 

attached hereto and made a part hereof. 

 
 
 
 
  
 
                                                                           
Ian Heacox 
Development Project Manager  
Development Services 
    
Adopted on:  November 18, 2021 
 
IO#: 11004545 
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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: 11004545 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

PLANNED DEVELOPMENT PERMIT NO. 2535895 
CONDITIONAL USE PERMIT NO. 2535894 

T-MOBILE CASS STREET PROJECT NO. 595080 
PLANNING COMMISSION 

 
This Planned Development Permit No. 2535895 and Conditional Use Permit No. 2535894 is granted 
by the Planning Commission of the City of San Diego to, PACIFIC TOWER HOA, Owner, and T-Mobile, 
Permittee, pursuant to San Diego Municipal Code [SDMC] section 142.0420, 126.0303 and 126.0602. 
The site is located at 4944 Cass Street in the RM-1-1 multi-unit zone and Cass Street Planned District 
of the Pacific Beach Community Plan. The project site is legally described as Lots 13 to 20, inclusive, 
in Block 76, of Pacific Beach, according to map thereof No. 932, filed in the Office of the County 
Recorder of San Diego County November 7, 1904. 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to Owner 
and Permittee for a Wireless Communication Facility (WCF) described and identified by size, 
dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated November 18, 
2021, on file in the Development Services Department. 
The project shall include: 
 

a. A wireless communication facility consisting of three sectors of three (3) antennas each 
(nine antennas total) and six (6) Remote Radio Units (RRUs), to be mounted on the outside 
wall of an existing condominium complex and enclose behind Fiberglass Reinforced Plastic 
(FRP) screen boxes painted and texture to match the existing building.   
 

b. Associated equipment will be located within an existing penthouse enclosure; 
 

c. Deviations: A deviation from SDMC Section 131.0431, Table 131.04G allowing a three-inch 
front yard setback along Wilbur Avenue where a 15-foot setback is required and a 
deviation pursuant to San Diego Municipal Code (SDMC) Section 142.0420(e)(8)(B) allowing 
the antenna concealment to protrude 24-inches from the building face where 18-inches is 
allowed; 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 
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accordance with the adopted community plan, the California Environmental Quality Act 
[CEQA] and the CEQA Guidelines, the City Engineer’s requirements, zoning regulations, 
conditions of this Permit, and any other applicable regulations of the SDMC.  

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36 month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by December 2, 2024. 
 
2. The above utilization date notwithstanding, the granting of this discretionary permit does not 
entitle the continued operation of the existing, expired facility. Within 60 days of permit approval, 
applications must be made for all required construction permits. Within 90 days of application, all 
required construction permits must be issued. Within 90 days of permit issuance, final inspection 
must be obtained. 
 
3. This permit and corresponding use of this site shall expire on December 2, 2031.  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. 

 
4. 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. 

 
5. 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.  
 
6. 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. 
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7. 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. 
 
8. 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. 
 
9. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
10. 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.). 
 
11. 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.  
 
12. 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.  
 
13. 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. 
 
14. 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 
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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 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.  
 
ENGINEERING REQUIREMENTS: 
 
15. Prior to the issuance of any construction permit the Permittee shall submit a Water Pollution 
Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines in Appendix G 
of the City's Storm Water Standards. 

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

 
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 City may require the Owner/Permittee to provide a topographical survey conforming to 
the provisions of the SDMC may be required if the City determines during construction, that there 
may be a conflict between the building(s) under construction and a condition of this Permit or a 
regulation of the underlying zone.  The cost of any such survey shall be borne by the 
Owner/Permittee. 
 
22. 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. 
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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. Use of or replacement of any building façade or mechanical screen with RF-transparent 
material for purposes of concealing antennas shall not result in any noticeable lines or edges in the 
transition to the original building. All RF-transparent material shall be painted and textured to match 
the original building and adjacent building surfaces. 

 
25. 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. 

 
26. 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. 

 
27. 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. 

 
28. 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. 

 
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 Development Services Department Wireless 
Communication Facilities staff listed on City webpage, 
https://www.sandiego.gov/development-services/codes-regulations/wireless-communication-
facilities, 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 

https://www.sandiego.gov/development-services/codes-regulations/wireless-communication-facilities
https://www.sandiego.gov/development-services/codes-regulations/wireless-communication-facilities
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approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 66020. 

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

 
APPROVED by the Planning Commission of the City of San Diego on November 18, 2021.  
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Planned Development Permit NO. 2535895/Conditional Use Permit No. 2535894  
November 18, 2021 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Ian Heacox 
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. 
 
 
       T-Mobile 
       Permittee  
 
 
       By _________________________________ 
       NAME 
       TITLE 
 
 
 
       PACIFIC TOWER, HOA 
       Owner 
 
 
       By _________________________________ 

NAME 
TITLE 

 
 
 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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LETTER OF AUTHORIZATION 

APPLICATION FOR ZONING/LAND USE ENTITLEMENTS 

 

 

T-Mobile Site No.:  SD06535A   

T-Mobile Site Name: Pacific Tower  

Property Address: 4944 Cass Street, San Diego, CA 92109 

Assessor’s Parcel No:  415-412-23 & 415-412-24 

 

Pacific Tower HOA (“Property Owner”), owns the real property described above (“Property”) and 
hereby authorizes T-Mobile West LLC and its representatives, to take all such actions 
necessary for the sole purpose of applying for and obtaining any building or land use 
applications, permits and approvals related to T-Mobile’s wireless communications facilities on 
the Property consistent with the lease between the parties for the Site. 
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4944 Cass St 595080
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None

Development Chair, Pacific Beach Planning Group

Pacific Beach

●

Marcella Bothwell, MD, MBA

March 11, 2021

https://sandiego.seamlessdocs.com/f/ib620_form
https://aca.accela.com/SANDIEGO/Default.aspx
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