
DATE ISSUED: August 22, 2024 REPORT NO. PC-24-032 

HEARING DATE:    August 29, 2024 

SUBJECT: AT&T MOBILITY PACIFIC TOWERS, 
CONDITIONAL USE PERMIT  
Process Four Decision  

PROJECT NUMBER: PRJ-1078043 

OWNER/APPLICANT: JACK WANG, MENAS HOMEOWNERS ASSOCIATION MANAGEMENT, Owner 
and AT&T MOBILITY, Applicant 

SUMMARY 

Issue:  Should the Planning Commission approve a Conditional Use Permit (CUP) to operate and 
maintain a Wireless Communication Facility (WCF) located at 4944 Cass Street in the RM-1-1 Cass 
Street Commercial Planned District (CSPD-Cass-Street), and the Coastal Overlay Zone (Non-
Appealable-2) within the Pacific Beach Community Planning Area? 

Proposed Actions: 

1. APPROVE CUP No. 3194152.

Fiscal Considerations:  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. 

Community Planning Group Recommendation:  On May 10, 2023, the Community Planning Group 
(CPG) voted 10-0-0 to recommend approval of the proposed project without conditions (Attachment 
8). 

Environmental Impact: The project was determined to be categorically exempt from the California 
Environmental Quality Act (CEQA) (Public Resources Code Section 21000 et seq.) under CEQA 
Guidelines Section 15302 (Replacement or Reconstruction). There was no appeal of the 

https://aca-prod.accela.com/SANDIEGO/Cap/CapDetail.aspx?Module=DSD&TabName=DSD&capID1=REC22&capID2=00000&capID3=037MS&agencyCode=SANDIEGO&IsToShowInspection=
https://www.google.com/maps/place/4944+Cass+St,+San+Diego,+CA+92109/@32.8046664,-117.2543196,1071m/data=!3m2!1e3!4b1!4m6!3m5!1s0x80dc012b75a85391:0xad8ffa6584202f3f!8m2!3d32.8046664!4d-117.2543196!16s%2Fg%2F11y39dz_08?entry=ttu
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.sandiego.gov/sites/default/files/pacific_beach_community_plan_wo_cpa_for_balboa_ave_station_area_specific_plan.pdf
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Environmental Determination. The determination was made on May 1, 2024, and the opportunity to 
appeal that determination ended on May 15, 2024 (Attachment 6).  

DISCUSSION 

The proposed project is modifying an existing WCF and would replace old equipment with new 
updated equipment without expanding the use of the WCF. The project proposes to modify the 
existing WCF to remove three (3) panel antennas and install six (6) new antennas, for a total of 15 
antennas and 15 existing Remote Radio Units (RRUs) concealed behind existing Fiberglass 
Reinforced Plastic (FRP) screen walls mounted on the outside of the 12-story condominium (Pacific 
Towers) building (Figure 1 and 2). The equipment associated with this project is located on the roof 
in an interior equipment area hidden from view.  The project will be completely concealed and 
integrated behind FRP screens painted and textured to match the existing building materials. The 
site is designated for multiple family residential use in the Pacific Beach Community Plan 
(Attachments 1-3). The Project complies with the Wireless Communication Facilities Design 
Guidelines as a Façade Mounted WCF. 

Figure 1: North-FRP Figure 2: South-FRP 

On November 18, 2010, Project No. 19837 was approved for a Conditional Use Permit No. 788592 
and Site Development Permit (SDP) 788593 for AT&T’s WCF on the site.  The permits expired on 
November 28, 2020. This project does not require a SDP for a height deviation. The applicant 
acknowledged that the expired permit was due to their design schedule. Measures have been put in 
place to ensure permits will stay current on the site. 

WCFs are permitted in all zones Citywide with the appropriate permit process. Council Policy 600-43. 
assigns preference location levels for where WCFs are located within different land uses, with 
Preference 1 being the most preferred and Preference Location 4 the least preferred. Preference 1 
locations generally include non-residential land uses and zones and are permitted ministerially. 
Preference 4 locations include residential land uses in residential zones and require a Process Four 

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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Planning Commission approval. The project is located in the RM-1-1 Zone, a residential zone that 
contains residential development on the parcel and is considered a Preference 4 Location. The 
existing site provides coverage to the residential and commercial uses to the north and south, as 
shown on the aerial maps provided with the application (Attachment 12).  The project extends 
coverage to uses to the north and south. It also enhances coverage in the surrounding residential 
areas to the east and west. This is a residential area, with nearby commercial uses. This high-rise 
building provides maximum coverage with minimal visual impact. Therefore, the modification of this 
facility is appropriate at the existing location. Pursuant to San Diego Municipal Code (SDMC) Section 
SDMC 141.0420(c)(2)(B) a CUP is required as the WCF is located on a residential use in a residential 
zone, see the below table.  

The project complies with the development regulations of the RM-1-1 and CSPD-Cass-Street zone 
and no deviations are proposed or required. Further, the project complies with all applicable 
development regulations of the Land Development Code (LDC) and the City of San Diego Wireless 
Communication Facilities Regulations (Section 141.0420). WCF regulations require, among other 
things, WCFs to use all reasonable means to conceal or minimize the visual impacts of the wireless 
communication facilities through integration. Integration with the existing structures or among 
other existing uses shall be accomplished through the use of architecture, landscape and siting 
solutions. The project is appropriately concealed behind FRP screenings mounted on the outside of 
the building, 12 floors above ground level, and will be minimally visible. As reflected in the exhibits, 
the proposed AT&T Mobility modifications would result in no visual changes. The design conceals 
the antennas, meeting the intent of the WCF Guidelines, and it appears as a uniform structure when 
viewed from grade. Therefore, the proposed development has been designed to comply with the 
WCFs Regulations. 

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.” A Radio Frequency Safety Survey 
Report was prepared by EBI Consulting dated February 17, 2022, which concluded that the project is 
in compliance with FCC standards for RF emissions but recommended that necessary signage be 
installed and restricted access. Condition number 22 requires warning signage, regulated by the 
FCC, on the WCF. 

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, 
Preference 1, generally non-residential uses/zones and are permitted ministerially. The least 
preferred locations, Preference 4, are residential uses in residential zones and require a CUP 
decided in accordance with Process Four. Various land uses and zones between those Preference 
levels dictate decision levels and required permits from a Neighborhood Use Permit, Process Two to 
a CUP, Process Four. This project is in a residential zone, and the land use is residential which under 
SDMC Section 141.0420(c)(2)(B) may be permitted as a Preference 4 (four) which requires a, CUP 
Process Four. The applicant is required to submit a site justification letter explaining why a 
Preference 4 level site was selected over any lower Preference Level sites. For this project, AT&T 
Mobility letter indicated that antennas concealed behind existing FRP screening features maintain a 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
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consistent visual continuity on the building. Both the height and the design of the FRP screens 
provide the necessary features to maintain the coverage and performance while camouflaging the 
antennas from the public view. No other candidates were identified who could achieve the specified 
antenna height. All other locations with lower preferences were significantly lower in elevation. 
Instead of exploring these less favorable options with a taller WCF design, the applicant proposes to 
remain at the current location and install their facility on an existing structure. Staff can affirm that 
no other candidates were able to meet the required height, reinforcing the suitability of the current 
site choice. 

Community Plan: 

The site is currently designated for multiple family residential use in the Pacific Beach Community 
Plan. The Pacific Beach Community Plan does not address communication antennas as a specific 
land use. The project proposes to modify an already existing WCF. The antennas will remain 
concealed behind the existing FRPs screens mounted on the outside of a 12-story building’s roof. 
The equipment associated with this project will continue to operate on the rooftop, not visible to the 
public. The General Plan, Section UD-A.15, states that WCFs should be concealed in existing 
structures when possible or otherwise use camouflage and screening techniques to hide or blend 
the facilities into the surrounding area. The design of facilities is to be aesthetically pleasing and 
respectful of the neighborhood context. The AT&T Mobility design is consistent with the General 
Plan’s requirement since the WCF is appropriately concealed behind existing FRP screens mounted 
on a high rise, minimizing any visual impacts to and from the site. The design conceals the antennas, 
meeting the intent of the WCF Guidelines, and it appears as a uniform structure when viewed from 
further away. Therefore, the proposed WCF complies with the City of San Diego General Plan and 
will not adversely affect the applicable land use plan. 

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 Communication Facilities 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. 3194152 (Attachments 4 and 5).  

 ALTERNATIVES 

1. Approve Conditional Use Permit No. 3194152, with modifications.

2. Deny Conditional Use Permit No. 3194152, if the findings required to approve the project
cannot be affirmed.

Respectfully submitted, 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
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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____________________________________ ___________________________________ 
Simon Tse Karen Howard 
Supervising Development Project Manager  Development Project Manager  

Development Services Department Development Services Department 

Attachments: 

1. Location Map
2. Aerial Photographs
3. Community Plan Land Use Map
4. Draft Resolution with Findings
5. Draft Permit with Conditions
6. Environmental Exemption
7. Project Plans
8. Community Planning Group Recommendation
9. Ownership Disclosure Statement
10. Photo Simulations
11. Telecom Site Justification Letter
12. Telecom Coverage Map
13. Photographic Survey
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PLANNING COMMISSION 
RESOLUTION NO. 

CONDITIONAL USE PERMIT NO. 3194152 
 

ATT MOBILITY PACIFIC TOWERS - PROJECT NO. 1078043 
 

WHEREAS, Jack Wang, Menas Homeowners Association Management, Owner and AT&T 

Mobility Permittee, filed an application with the City of San Diego for a permit to modify a Wireless 

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

corresponding conditions of approval for the associated Permit No. 3194152; 

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

Commercial Planned District (CSPD-Cass-Street), and the Coastal Overlay Zone (Non-Appealable-2) of 

the Pacific Beach Community Plan; 

WHEREAS, the project site is legally described as PARCEL 1: All that portion of Block 76 of 

PACIFIC BEACH, in the City of San Diego, County of San Diego, State of California, according to Map 

thereof No. 932, filed in the Office of the County Recorder of San Diego County November 7, 1904, 

shown and defined as Unit 24 on that certain Condominium Plan recorded September 26, 1972 as 

File No. 258057 of Official Records; A condominium comprised of: Parcel 1: All that portion of Block 

76 of Pacific Beach, in the City of San Diego, County of San Diego, State of California, according to 

Map thereof No. 932, filed in the Office of the County Recorder of San Diego County, November 7, 

1904, shown and defined as Unit L- 24 on that certain Condominium Plan recorded September 26, 

1972 as File No. 258057, of Official Records of San Diego County. Parcel 2: An undivided 11118th 

interest in and to all that portion of Block 76 of said Pacific Beach, shown and defined as "Common 

Area" on said Condominium Plan. Excepting therefrom exclusive easements for automobile parking 

purposes, together with the right to grant same to others, over those portions thereof designated P- 

1 through P-118 on said Condominium Plan. Parcel 3: An exclusive easement for automobile parking 
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purposes over that portion of Block 76 of said Pacific Beach designated P-102 on said Condominium 

Plan; Assessor Parcel Numbers: 415-412-23-24. 

WHEREAS, on May 1, 2024, 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; 

WHEREAS, on August 29, 2024, the Planning Commission of the City of San Diego considered 

Conditional Use Permit No. 3194152 pursuant to the Land Development Code of the City of San Diego; 

BE IT RESOLVED by the Planning Commission of the City of San Diego, that it adopts the 

following findings with respect to Conditional Use Permit No. 3194152: 

 
A. CONDITIONAL USE PERMIT SDMC Section 123.0305 

 
1. Findings for all Conditional Use Permits: 

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

plan. 
 

The project proposes to modify an existing WCF to remove three (3) panel antennas, 
install six (6) new antennas for a total of 15 antennas and a total of 15 existing 
remote radio units (RRUs) concealed behind existing Fiberglass Reinforced Plastic 
(FRPs) screen walls on the outside of an existing high-rise condominium (Pacific 
Towers) building. The equipment associated with this project is located on the roof in 
an interior equipment area hidden from view. The site is currently designated for 
multiple family residential use in the Pacific Beach Community Plan. The Pacific Beach 
Community Plan does not address communication antennas as a specific land use. The 
project proposes to modify an already existing WCF. The antennas will remain 
concealed behind the existing FRPs screens mounted on the outside of a 12-story 
building’s roof. The equipment associated with this project will continue to operate 
on the rooftop, not visible to the public. 

 
Pursuant to the Land Development Code (LDC), WCFs are permitted in all zones 
citywide with the appropriate permit process. WCFs are separately regulated uses, 
which have limitations or require compliance with conditions in order to minimize 
potential impacts. The intent of the regulations is, among other things, to 
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camouflage facilities from public view. Conditions of approval for the project will 
require the FRP to be painted and textured to match adjacent surfaces exactly. 

Conditions of approval number 16 requires these surfaces shall be repainted or 
replaced to retain consistency and integrity of the FRP. 

WCFs are permitted in all zones Citywide with the appropriate permit process. City 
of San Diego City Council Policy 600-43 (Council Policy 600-43) assigns preference 
location levels for where WCFs are located within different land uses, with 
Preference 1 being the most preferred and Preference Location 4 the least 
preferred. Preference 1 locations generally include non-residential land uses and 
zones and are permitted ministerially. Preference 4 locations include residential land 
uses in residential zones and require a Process Four Planning Commission approval. 
The Project is located in the RM-1-1 Zone, a residential zone that contains residential 
development on the parcel and is considered a Preference 4 Location. The existing 
site provides coverage to the residential and commercial uses to the north and 
south, as shown on the aerial maps provided with the application (Attachment 12).  
The project extends coverage to use in the north and south. It also enhances 
coverage in the surrounding residential areas to the east and west. This is a 
residential area, with nearby commercial uses. This high-rise building provides 
maximum coverage with minimal visual impact. Therefore, the modification of this 
facility is appropriate at the existing location. Pursuant to San Diego Municipal Code 
(SDMC) section  141.0420(c)(2)(B) a CUP is required as the WCF is located on a 
residential use in a residential zone. 

 
In addition, the City of San Diego General Plan (General Plan) addresses WCFs in the 
Urban Design Element (UD-A.15), which requires that the visual impact of wireless 
facilities be minimized by concealing wireless facilities in existing structures or by 
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.  

 
The AT&T Mobility design is consistent with the General Plan’s requirement since the 
WCF is appropriately concealed behind existing FRP screening features painted to 
match the existing building surface, minimizing any visual impacts to and from the 
site. The Urban Design Policy of the General Plan states overhead utilities detract 
from the appearance of the community. Because the screen boxes will be located 
12 floors above ground level, the FRPS will be unnoticeable at ground level and will 
integrate with the existing architecture of the building it is attached to. Therefore, 
the proposed WCF complies with the City of San Diego General Plan (which the 
Pacific Beach Community Plan is part of) and 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 was determined to be exempt from the California Environmental Quality 
Act (CEQA) Guidelines  section 15302, Replacement and Reconstruction. CEQA 
Guidelines section 15302 allows for the replacement or reconstruction of existing 
structures and facilities where the new structure will be located on the same site 
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and will have substantially the same purpose and capacity as the structure being 
replaced. The proposed project is modifying an existing WCF and would replace old 
equipment with new updated equipment without expanding the use of the WCF. The 
WCF will not have any emission of odor, dust, gas, noise, vibration, smoke, heat, or 
glare at a level exceeding ambient conditions, and ancillary equipment will be 
located in the existing equipment enclosure located on the high-rise building. The 
project does not include AC units or a generator, so there is no noise to mitigate, and 
the cabinets will have small vents to move hot air. No environmental impacts were 
identified for the proposed project. 
 
The conditions of approval for the project will require compliance with several 
operational constraints and development controls intended to ensure the continued 
public health, safety and welfare. Conditions of approval 21, 22, 23 24 address safety 
requirements, including installation of warning signs. All proposed improvement 
plans associated with the project will be reviewed prior to issuance of construction 
permits and inspected during construction to ensure 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.” A Radio Frequency Safety Survey Report was 
prepared by EBI Consulting dated February 17, 2022, which concluded that the 
project is in compliance with FCC standards for RF emissions but recommended that 
necessary signage be installed and restricted access. Conditions of approval number 
22 requires warning signage, regulated by the FCC, on the WCF. The project would 
not result in any significant health or safety risks to the surrounding area within 
matters under the City's jurisdiction. Therefore, the proposed project will not be 
detrimental to 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. 

 
The project proposes to modify an existing WCF and would replace old equipment 
with new updated equipment without expanding the use of the WCF. 

 
The project complies with all applicable development regulations of the LDC and the 
City of San Diego Wireless Communication Facilities Regulation (SDMC section 
141.0420). The Wireless Communication Facilities Regulations require, among other 
things, WCFs to use all reasonable means to conceal or minimize the visual impacts 
of the wireless communication facilities through integration. Integration with the 
existing structures or among other existing uses shall be accomplished through the 
use of architecture, landscape, and siting solutions. The project is appropriately 
concealed behind FRP screenings on the outside of an existing high-rise 
condominium (Pacific Towers) building and will be minimally visible. As reflected in 
the exhibits, the proposed AT&T Mobility modifications would result in minimal 
visual impacts with the replacement and proposed antennas concealed behind the 
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FRP screens. 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 AT&T Mobility. 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 (Attachment 12). The project complies with the development regulations of the 
RM-1-1 and CSPD-Cass- Street zone and no deviations are proposed or required. 
Therefore, the proposed development has been designed to comply with the 
Wireless Communication Facilities  Regulations as identified in the LDC. 

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

 
The City of San Diego encourages wireless carriers to locate on non-residential 
properties. In this case, the applicant’s search ring identifies non-residential 
properties. Due to the height of the existing building, AT&T Mobility was able to 
cover a larger objective area with the continuation of this WCF. Also, since this is an 
existing site, no additional exterior equipment space would be required. Finally, the 
existing FRPs were able to accommodate a stealth design, appropriately concealing 
the WCF behind existing FRP screens on the existing high-rise building.  
 
Pursuant to Council Policy 600-43, the project is considered a Preference 4 Location. 
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, Preference 1, are generally non-residential uses/zones and are 
permitted ministerially. The least preferred locations, Preference 4, are residential 
uses in residential zones and require a CUP decided in accordance with Process 
Four. The aerial maps provided with the application indicate that the surrounding 
area contains residential and commercial uses, and the Preference 4 category 
remains the appropriate locational category.  
 
This preference 4 location was pursued because it provided the opportunity to 
conceal the existing and proposed antennas behind existing FRPs with little to no 
impacts on the surrounding area while also maintaining AT&T’s coverage 
requirements. The existing site provides coverage to the residential and commercial 
uses to the north and south, as shown on the aerial maps provided with the 
application (Attachment 12). The project extends coverage to use in the north and 
south. It also enhances coverage in the surrounding residential areas to the east 
and west. This is a residential area with nearby commercial uses. This high-rise 
building provides maximum coverage with minimal visual impact. Due to the 
topography, the surrounding land uses, and existing height requirements, no other 
lower preference level locations were viable. 
 
Instead, AT&T Mobility opted to maintain the existing stealth appearance and 
focused on providing maximum coverage with minimal visual impacts. Therefore, 
the project complies with the development regulations of the RM-1-1 and CSPD- 
Cass-Street zone and Council Policy 600-43, and no deviations are proposed or 
required. Furthermore, the proposed modifications will comply with the regulations 
of the LDC including any allowable deviations pursuant to the LDC. Therefore the 
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proposed use is appropriate at the proposed location.  

 
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, Conditional Use Permit No. 3194152 is hereby GRANTED by the Planning Commission 

to the referenced Owner/Permittee, in the form, exhibits, terms and conditions as set forth in 

Permit No. 3194152, a copy of which is attached hereto and made a part hereof. 

 
 
 
 

Karen Howard 

Development Project Manager 
Development Services 

 
Adopted on: August 29, 2024 

 
IO#: 11004545 
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INTERNAL ORDER NUMBER: 11003679 SPACE ABOVE THIS LINE FOR RECORDER'S USE 

 
CONDITIONAL USE PERMIT NO. 3194152 

ATT MOBILITY PACIFIC TOWERS - PROJECT NO. 1078043 
PLANNING COMMISSION 

This Conditional Use Permit No. 3194152 is granted by the Planning Commission of the City of San 
Diego to JACK WANG, MENAS HOMEOWNERS ASSOCIATION MANAGEMENT, Owner and AT&T 
MOBILITY, Permittee pursuant to San Diego Municipal Code [SDMC] section 126.0305, 131.0406, 
and 141.0420(c)(2)(B). The .56-acre site is located at 4944 Cass Street in the Residential-Multiple Unit 
(RM-1-1) Zone, Cass Street Commercial Planned District (CSPD-Cass-Street), and the Coastal Overlay 
Zones (Non-Appealable-2) of the Pacific Beach Community Plan. The project site is legally described 
as: PARCEL 1: All that portion of Block 76 of PACIFIC BEACH, in the City of San Diego, County of San 
Diego, State of California, according to Map thereof No. 932, filed in the Office of the County 
Recorder of San Diego County November 7, 1904, shown and defined as Unit 24 on that certain 
Condominium Plan recorded September 26, 1972 as File No. 258057 of Official Records; A 
condominium comprised of: Parcel 1: All that portion of Block 76 of Pacific Beach, in the City of San 
Diego, County of San Diego, State of California, according to Map thereof No. 932, filed in the Office 
of the County Recorder of San Diego County, November 7, 1904, shown and defined as Unit L- 24 on 
that certain Condominium Plan recorded September 26, 1972 as File No. 258057, of Official Records 
of San Diego County. Parcel 2: An undivided 11118th interest in and to all that portion of Block 76 of 
said Pacific Beach, shown and defined as "Common Area" on said Condominium Plan. Excepting 
therefrom exclusive easements for automobile parking purposes, together with the right to grant 
same to others, over those portions thereof designated P-1 through P-118 on said Condominium 
Plan. Parcel 3: An exclusive easement for automobile parking purposes over that portion of Block 76 
of said Pacific Beach designated P-102 on said Condominium Plan; Assessor Parcel Numbers: 415-
412-23-24. 

Subject to the terms and conditions set forth in this Permit, permission is granted to the 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 August 29, 2024 on file in 
the Development Services Department. 

 
The project shall include: 

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 
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a. Modification of an existing WCF to remove three (3) panel antennas, install six (6) new 
antennas for a total of 15 antennas and a total of 15 existing remote radio units (RRUs) 
concealed behind existing Fiberglass Reinforced Plastic (FRPs) screen walls on the outside 
of an existing high-rise condominium (Pacific Towers) building; 

 
b. Ancillary equipment will be located on the roof in an interior equipment area; 

 
c. 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 September 12, 2027. 

 
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 Conditional Use Permit [CUP] and corresponding use of this site shall expire on August 
29, 2034. Upon expiration of this Permit, 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. 

4. Under no circumstances, does the approval of this permit authorize the Permittee or their 
tenants to utilize this site for wireless communication purposes beyond the permit expiration date. 
Implicit use of this permit beyond the effective date 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 
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under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 

 
7. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 

 
8. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 

 
9. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
1531 et seq.). 

 
10. The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws. 

 
11. Construction plans shall be in substantial conformity to Exhibit “A.” Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted. 

 
12. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit. The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit. 

 
If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found 
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this 
Permit shall be void. However, in such an event, the Owner/Permittee shall have the right, by 
paying applicable processing fees, to bring a request for a new permit without the "invalid" 
conditions(s) back to the discretionary body which approved the Permit for a determination by that 
body as to whether all of the findings necessary for the issuance of the proposed permit can still be 
made in the absence of the "invalid" condition(s). Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 

 
13. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision. The City will 
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
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cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees. The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
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. 

 
TELECOM REQUIREMENTS: 

 
14. 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. No overhead cabling is permitted. 

 
15. 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 surface. All RF-transparent material shall be painted and textured to match 
the original and adjacent surfaces. The WCF shall conform to the approved construction plans. 

 
16. Rooftop additions shall be concealed on all sides. 
 
17. Ice bridges and dog-house cable covers do not comply with the Telecom Guidelines and 
are not allowed. 

 
18. Remote Radio Units and associated mounting apparatus shall be set back from the edge of 
the building and shall not be visible from any ground public views. 

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

 
20. The City may require the Permittee to provide a topographical survey conforming to the 
provisions of the SDMC 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. 

 
21. 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. 

 
22. The accuracy and validity of the Radio Frequency (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. 
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23. 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. 

 
24. 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. 

 
25. 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. 
 
26. 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.  

 
ENGINEERING: 

 
27. 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. 

 

INFORMATION ONLY: 
 

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

 
• Any party on whom fees, dedications, reservations, or other exactions have been imposed as 

conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 66020. 

 

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

APPROVED by the Planning Commission of the City of San Diego on August 29, 2024, and [Approved 
Resolution Number]. 
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Conditional Use Permit No. 3194152  

Date of Approval: August 29, 2024 

 

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT 
 
 
 
 

Karen Howard 
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. 

 

 
JACK WANG, MENAS HOMEOWNERS 
ASSOCIATION MANAGEMENT 
Owner 

 

By   
 
 
 

AT&T MOBILITY 
Permittee 

 

By   
 
 
 
 
 

NOTE: Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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Printed on recycled paper.  Visit our web site at www.sandiego.gov/development-services. 
Upon request, this information is available in alternative formats for persons with disabilities. 

DS-318 (10-17) 

 

FORM 

DS-318 

City of San Diego 
Development Services 
1222 First Ave., MS 302 
San Diego, CA 92101
(619) 446-5000

Ownership Disclosure 
Statement 

October 2017 

Approval Type: Check appropriate box for type of approval(s) requested:  ❏ Neighborhood Use Permit  ❏ Coastal Development Permit 
❏ Neighborhood Development Permit  ❏ Site Development Permit  ❏ Planned Development Permit  ❏ Conditional Use Permit  ❏ Variance
❏ Tentative Map  ❏ Vesting Tentative Map  ❏ Map Waiver  ❏ Land Use Plan Amendment  • ❏ Other ________________________________________ 

Project Title: _____________________________________________________________________________________ Project No. For City Use Only: _____________________ 

Project Address: ____________________________________________________________________________________________________________________________________________ 

Specify Form of Ownership/Legal Status (please check): 
 Corporation   Limited Liability -or-   General – What State? _______________Corporate Identification No. ____________________________________ 

 Partnership   Individual

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application for a permit, map or other matter will be filed 
with the City of San Diego on the subject property with the intent to record an encumbrance against the property.  Please list below the 
owner(s), applicant(s), and other financially interested persons of the above referenced property.  A financially interested party includes any 
individual, firm, co-partnership, joint venture, association, social club, fraternal organization, corporation, estate, trust, receiver or syndicate 
with a financial interest in the application.  If the applicant includes a corporation or partnership, include the names, titles, addresses of all 
individuals owning more than 10% of the shares.  If a publicly-owned corporation, include the names, titles, and addresses of the corporate 
officers.  (A separate page may be attached if necessary.)  If any person is a nonprofit organization or a trust, list the names and addresses of 
ANY person serving as an offi cer or director of the nonprofit  organization or as trustee or beneficiary of the nonprofit  organiza tion.  
A signature is required of at least one of the property owners.  Attach additional pages if needed.  Note: The applicant is responsible for 
notifying the Project Manager of any changes in ownership during the time the application is being processed or considered.  Changes in 
ownership are to be given to the Project Manager at least thirty days prior to any public hearing on the subject property.  Failure to provide 
accurate and current ownership information could result in a delay in the hearing process. 

Property Owner 

 Owner  Tenant/Lessee  Successor AgencyName of Individual: ________________________________________________________________________ 

Street Address: ____________________________________________________________________________________________________________________________________ 

City: ___________________________________________________________________________________________________ State: ___________ Zip: ________________ 

Phone No.: ________________________________________ Fax No.: _____________________________ Email: _______________________________________________ 

Signature: _________________________________________________________________________________ Date: _______________________________________________ 

Additional pages Attached:  Yes  No

Applicant 

 Owner  Tenant/Lessee  Successor AgencyName of Individual: ________________________________________________________________________ 

Street Address: ____________________________________________________________________________________________________________________________________ 

City: ___________________________________________________________________________________________________ State: ___________ Zip: ________________ 

Phone No.: ________________________________________ Fax No.: _____________________________ Email: _______________________________________________ 

Signature: _________________________________________________________________________________ Date: _______________________________________________ 

Additional pages Attached:  Yes  No

Other Financially Interested Persons 

 Owner  Tenant/Lessee  Successor Agency Name of Individual: ________________________________________________________________________ 

Street Address: ____________________________________________________________________________________________________________________________________ 

City: ___________________________________________________________________________________________________ State: ___________ Zip: ________________ 

Phone No.: ________________________________________ Fax No.: _____________________________ Email: _______________________________________________ 

Signature: _________________________________________________________________________________ Date: _______________________________________________ 

Additional pages Attached:  Yes  No  

Pacific Towers

4944 Cass Street

San Diegog, CA 92109

Menas HOA Management

7592 Metropolitan Drive Suite 401

San Diego CA 92108

(858) 602-3470 Ext. 360 and 315 jwang@menas.com

Jack Wang Digitally signed by Jack Wang 
Date: 2022.11.15 13:24:12 -08'00' 11/15/2022

Tara Carmichael, MD7 LLC, obo AT&T Wireless

10590 West Ocean Air Drive, Suite 300

San Diego CA 92130

8589521936 tcarmichael@md7.com

Tara Carmichael Digitally signed by Tara Carmichael 
DN: cn=Tara Carmichael, o=MD7, ou=Land Use, email=tcarmichael@md7.com, c=US 
Date: 2021.12.29 06:57:08 -08'00' 12/29/2021
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10085075 - Pacific Towers
4944 Cass St., San Diego, CA 92109

ACCURACY OF PHOTO SIMULATION BASED UPON INFORMATION PROVIDED BY PROJECT APPLICANT. 

LOCATION ©2018 Google Maps 

Map 
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ACCURACY OF PHOTO SIMULATION BASED UPON INFORMATION PROVIDED BY PROJECT APPLICANT. 
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November 30, 2022 

To: 
City of San Diego 
Development Services Department 
1222 First Avenue 
San Diego, CA 92101 

From: 
Nidhi Khasakia, MD7 LLC (for AT&T) 
950 W Bethany Dr. Ste 700,  
Allen, Texas 75234  
(469)-242-6309  
nkhasakia@md7.com 

Site Justification Report 
Development Approval for a Modification to an Existing AT&T Wireless 

Telecommunication Facility 

Project Description: 

AT&T seeks Development approval to renew an existing CUP (No.788592 ) and allow a 
modification to an existing telecommunication facility located at 4944 Cass Street, San 
Diego, CA. This site is located within the RM-1-1 zone comprised of heavily based 
residential zone.  

The purpose of the residential zone is to support range of housing styles in San Diego 
area and to promote the provision of housing for all the residents. Also, it is intended to 
promote future growth in already existing neighborhood by implementing desirable 
development patterns in existing areas as possible. It is designed to create development 
standards that optimize common development regulations, permit home design, and 
address site specific land-use concerns.  

This AT&T unmanned wireless telecommunication facility is fully enclosed on the roof 
top of building. AT&T is proposing an upgrade to current equipment to maintain optimal 
service to public and residential corporation. The scope of work for this modification 
includes removal of 3 panel antennas, 3 TMAS, 4 batteries, and installation of 6 
antennas, 12 batteries. The AT&T will be enclosed behind FRP (Fiberglass Reinforced 
Plastic) screen and minor height changes will result due to screen enclosure. Lastly, the 
modification of this site will take place as per the requirements of City of San Diego SDMC 
141.0420. 

The current facility is not adequately addressing the coverage demands of the 
surrounding community. The requested modification will significantly increase the 
coverage capability of the surrounding areas and points of high public interest and 
traffic. The proposed modification seen on Page (4) shows the new coverage capability 
that will provide increased cellular services to highly concentrated residential 

ATTACHMENT 11



 

10590 WEST OCEAN AIR DRIVE / SUITE 300 / SAN DIEGO, CA 92130 
 

communities and subdivisions, along with public institutions and commercial facilities. If 
site were to go off air, it will decrease the coverage area of nearby communities as it’s 
completely covered by current site.  
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