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SYNOPSIS
The subject LCP implementation plan amendment was submitted on November 3, 2006.
It was part of an LCP amendment package from the City of San Diego that contains three
other unrelated items and the submittal, as a whole, remains incomplete and unfiled.
Therefore, there is technically no date for final Commission action on this matter.
Nonetheless, this specific request to update the citywide regulations for wireless
communication facilities was separated out and is being analyzed herein.
This amendment request is essentially a resubmittal of a prior request from the City of
San Diego on the same topic. In November 2005, the Commission approved the City’s
ordinance at that time (City of San Diego LCPA #2-05) with two suggested
modifications, one addressing the removal of obsolete facilities and site restoration and
another acknowledging coastal development permit jurisdiction. Although the suggested
revisions were minor and acceptable to City planning staff, the City Attorney’s office
sought some clarification. Therefore, while the City ultimately accepted the
Commission’s suggested changes in concept, the exact language was modified and the
City’s action results in this new amendment request as opposed to a certification review
on the previous submittal.
SUMMARY OF AMENDMENT REQUEST
The subject amendment request makes a number of changes in the permitting process for
wireless communication facilities proposed throughout the City of San Diego. These
changes will specify the level of review necessary for the placement of such facilities,
depending on the sensitivity of the proposed location. Local permitting will take the
form of a Limited Use Permit, Neighborhood Use Permit or Conditional Use Permit,
depending on the specific location and use of the property proposed for such facilities.
To facilitate these proposed amendments, the City has added a new definition for
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wireless communication facilities and added this term to the existing Use Regulation
Tables. In addition, the City has created a new ordinance §141.0420. Some language
that formerly appeared in §141.0405 is being relocated to the new section, and additional
language is being added to address the new permit review requirements. Consistent with
the Commission’s prior action, the City adopted a new provision requiring the removal of
these facilities when they become non-operational or are no longer used, along with site
restoration at the sole cost and expense of the owner or permittee. The new provision
also provides for the City Manager to take action and then seek necessary financial and
legal remedies against the owner or permittee.
Nothing in the proposed changes specifically addresses or modifies the Coastal
Development Permit (CDP) requirement for these types of facilities. Coastal
Development Permits are addressed through the Coastal Development Permit
Regulations, which is a separate portion of the City’s Land Development Code. The
CDP regulations apply to all properties within the coastal zone, and nothing in the current
proposal would change the application of the CDP regulations to wireless communication
or related facilities. When a CDP is also required, it will be processed concurrently with
the other review required by the proposed regulations and conformity with the certified
LCP would be required. Again, consistent with the Commission’s prior action, the City
adopted a new provision which adds a cross-reference to the coastal development permit
processes within this ordinance section.
SUMMARY OF STAFF RECOMMENDATION
Staff recommends approval of the ordinance amendment as submitted by the City. The
intent of the proposed regulations is to increase local oversight on the design, location
and proliferation of wireless communication facilities. The proposed revisions will thus
increase the protection of coastal resources such as public views and sensitive habitats,
and, as resubmitted here, no adverse impacts to any coastal resources are anticipated to
result from the proposed amendments. The appropriate resolution and motion may be
found on Page 5. The findings for approval of the Implementation Plan
Amendment as submitted also begin on Page 5.

BACKGROUND
The City’s first Implementation Program (IP) was certified in 1988, and the City assumed
permit authority shortly thereafter. The IP consisted of portions of the City’s Municipal
Code, along with a number of Planned District Ordinances (PDOs) and Council Policies.
Late in 1999, the Commission effectively certified the City’s Land Development Code
(LDC) and a few PDOs; this replaced the first IP in its entirety and went into effect in the
coastal zone on January 1, 2000. The City has been reviewing this plan on a quarterly
basis, and has made a number of adjustments to facilitate implementation; most of these
required Commission review and certification through the LCP amendment process.
Additional adjustments will continue to be made in the future. The City’s IP includes
Chapters 11 through 14 (identified as the Land Development Code or LDC) of the
municipal code.
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ADDITIONAL INFORMATION
Further information on the City of San Diego LCP Amendment No. 2-06D may be
obtained from Deborah Lee, District Manager, at (619) 767-2370.
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PART I. OVERVIEW
A. LCP HISTORY
The City of San Diego has a long history of involvement with the community planning
process; as a result, in 1977, the City requested that the Coastal Commission permit
segmentation of its Land Use Plan (LUP) into twelve parts in order to have the LCP
process conform, to the maximum extent feasible, with the City’s various community
plan boundaries. In the intervening years, the City has intermittently submitted all of its
LUP segments, which are all presently certified, in whole or in part. The earliest LUP
approval occurred in May 1979, with others occurring in 1988, in concert with the
implementation plan. The final segment, Mission Bay Park, was certified in November
1996.
When the Commission approved segmentation of the LUP, it found that the
implementation phase of the City’s LCP would represent a single unifying element. This
was achieved in January 1988, and the City of San Diego assumed permit authority on
October 17, 1988 for the majority of its coastal zone. Several isolated areas of deferred
certification remained at that time; some of these have been certified since through the
LCP amendment process. Other areas of deferred certification remain today and are
completing planning at a local level; they will be acted on by the Coastal Commission in
the future.
Since effective certification of the City’s LCP, there have been numerous major and
minor amendments processed. These have included everything from land use revisions
in several segments, to the rezoning of single properties, and to modifications of citywide
ordinances. In November 1999, the Commission certified the City’s Land Development
Code (LDC), and associated documents, as the City’s IP, replacing the original IP
adopted in 1988. The LDC has been in effect within the City’s coastal zone since
January 1, 2000.
B. STANDARD OF REVIEW
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning
ordinances or other implementing actions, as well as their amendments, on the grounds
that they do not conform with, or are inadequate to carry out, the provisions of the
certified land use plan. The Commission shall take action by a majority vote of the
Commissioners present.
C. PUBLIC PARTICIPATION
The City has held Planning Commission and City Council meetings with regard to the
subject amendment request. All of those local hearings were duly noticed to the public.
Notice of the subject amendment has been distributed to all known interested parties.
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PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTION
Following a public hearing, staff recommends the Commission adopt the following
resolution and findings. The appropriate motion to introduce the resolution and a staff
recommendation are provided just prior to each resolution.
I.

MOTION:

I move that the Commission reject the Implementation Program
Amendment for the City of San Diego LCP Amendment No. 206D (Wireless Communication Facilities) as submitted.

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:
Staff recommends a NO vote. Failure of this motion will result in certification of the
Implementation Program Amendment as submitted and the adoption of the following
resolution and findings. The motion passes only by an affirmative vote of a majority of
the Commissioners present.
RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AMENDMENT
AS SUBMITTED:
The Commission hereby certifies the Implementation Program Amendment for the City
of San Diego LCP Amendment No. 2-06D as submitted and adopts the findings set forth
below on grounds that the Implementation Program Amendment conforms with, and is
adequate to carry out, the provisions of the certified Land Use Plan, and certification of
the Implementation Program Amendment will meet the requirements of the California
Environmental Quality Act, because either 1) feasible mitigation measures and/or
alternatives have been incorporated to substantially lessen any significant adverse effects
of the Implementation Program Amendment on the environment, or 2) there are no
further feasible alternatives or mitigation measures that would substantially lessen any
significant adverse impacts on the environment that will result from certification of the
Implementation Program.

PART III. FINDINGS FOR APPROVAL OF THE CITY OF SAN DIEGO LCP
IMPLEMENTATION PLAN AMENDMENT, AS SUBMITTED

A. AMENDMENT DESCRIPTION
Due to growing City concerns over the adverse effects of communication support
systems on sensitive habitat areas, public parklands, and public views, the proposed
amendment request makes a number of changes in the permitting process for new
wireless communication facilities throughout the City of San Diego. These changes will
specify the different levels of review required for the placement of such facilities,
depending on the sensitivity of the proposed location. Local permitting will take the
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form of a Limited Use Permit, Neighborhood Use Permit or Conditional Use Permit,
depending on the specific location and use of the property proposed for such facilities.
To facilitate these proposed amendments, the City has added a new definition for
wireless communication facilities and has also added this term to the existing Use
Regulation Tables within the Land Development Code. These tables are organized by
zones, and give a detailed list of all allowed uses in each zone, and the permit process
through which the use may be allowed. In addition, the City has created a new ordinance
§141.0420 just to address these specific devices. Some language that formerly appeared
in §141.0405 is being relocated to the new section, and additional language is being
added to address the new permit requirements. Any permitted facilities will need to
address co-locating with other facilities, camouflaging the facilities, avoiding
biologically sensitive areas, etc. In all cases, the language being proposed is at least as
protective as the currently-certified language. In addition, consistent with the previous
direction from the Commission on City of San Diego LCPA #2-05, the City has now
incorporated specific measures to address the removal of obsolete facilities and site
restoration at the sole cost and expense of the owner or permittee. §141.0405 will
continue to address other communication facilities, such as satellite antennas.
Nothing in the proposed changes specifically addresses or modifies the Coastal
Development Permit (CDP) requirement for these types of facilities. Coastal
Development Permits are addressed through the Coastal Development Permit
Regulations, which is a separate portion of the City’s Land Development Code located
within Chapter 12, beginning with §126.0701. These regulations apply to all properties
within the coastal zone, and identify the types of development that require a CDP. In
general, any freestanding wireless communication facility would require a CDP, whereas
many facilities attached to existing structures would not.
The current proposal will not change the application of the CDP regulations to wireless
communication or related facilities. When a CDP is also required, it will be processed
concurrently with the other review required by the proposed regulations and conformity
with the certified LCP would be required. This review was reinforced by the inclusion of
a specific cross-reference to the CDP permitting regulations within the proposed
ordinance.

B. FINDINGS FOR APPROVAL AS SUBMITTED
The standard of review for LCP implementation submittals or amendments is their
consistency with and ability to carry out the provisions of the certified LUP. The
Commission does not review LCP submittals or amendments for compliance with legal
requirements other than those specified in the Coastal Act.
a) Purpose and Intent of the Ordinance. The specific ordinance addressing
wireless communication facilities is part of Chapter 14, Article 1, Division 1, General
Rules for Separately Regulated Uses. The purpose and intent of this article is to provide
regulations for specific uses that may be desirable and appropriate in a particular zone if
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limitations or conditions are placed on the development of those uses to minimize
detrimental effects to neighboring properties or incompatibility with the permitted uses of
the base zone.
b) Major Provisions of the Ordinance. The ordinance identifies when these
regulations will apply and the required level of discretionary review. It also identifies the
applicable regulations, use by use, and establishes enforcement procedures if violations
of these regulations occur. §141.0420 then provides the detail and specificity needed to
apply these general regulations to wireless communication facilities. It includes a list of
exempted facilities, application requirements, maintenance regulations and annual
monitoring/reporting requirements. It establishes the level of review based on the
underlying zone, such that wireless communications facilities may be approved as limited
uses in industrial and commercial zones and through a Neighborhood Use Permit in
residential, mixed use, and agricultural zones and public rights-of-way. In dedicated
parkland and open space and in some residential zones, a Conditional Use Permit is
required. The section establishes design requirements to minimize visual impacts and the
loss of existing vegetation and includes specific regulations for public right-of-way and
park site installations.
c) Adequacy of the Ordinance to Implement the Certified LUP Segments.
1. Applicable Land Use Plan Policies. Each community plan or LCP Land Use
Plan contains policies that protect public views, scenic resources, public access,
recreation and sensitive coastal resources including, but not limited to, beaches, bluffs,
slopes, hillsides, parklands, open space and environmentally sensitive lands in that
community. The Commission’s review of the proposed changes to the Land
Development Code must assure that development is approved only when consistent with
the certified LCP. Listed below are typical policies contained in the certified Land Use
Plan segments in the Coastal Overlay Zone for the City of San Diego which generally
protect the above-described resources, including policies addressing preservation of
community character, removal of landscaping in public rights-of-way and park areas, and
blockage of public views to the ocean, parks, resource areas, etc.
Carmel Valley Neighborhood 10 Precise Plan (LCP Land Use Plan)
•

Create a development that responds to the physical and visual features of the
Precise Plan area. (pg 50)

•

Preserve key environmental features. (pg 50)

•

Maximize opportunities for views. (pg 50)

Torrey Pines Community Plan (LCP Land Use Plan)
•

Land uses adjacent to environmentally sensitive habitats shall not negatively
impact those areas. (pg. 29)
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•

Construction or improvements of roadways adjacent to biologically sensitive
areas or open space shall be designed to avoid impacts, especially in wetlands and
wetland buffer areas. Protection of sensitive habitats through buffers,
realignments and reduced development areas shall also be considered. (pg 29)

•

All Torrey Pine trees on public property should be preserved and protected. (pg
30)

•

New commercial development within predominantly residential neighborhoods
shall be designed to minimize or eliminate traffic, noise, parking and visual
impacts to residents. Bulk and scale of new commercial development shall be
low scale and of similar height to buildings and homes in the existing area. (pg
119)

•

New residential, commercial, and industrial development shall provide landscape
buffers to screen views of the buildings from designated scenic roadways. (pg
119)

La Jolla LCP Land Use Plan
•

Protect public views to and along the shoreline as well as to all designated open
space areas and scenic resources from public vantage points as identified in
Figure 9 and Appendix G (Coastal Access Subarea maps). Public views to the
ocean along public streets are identified in Appendix G. Design and site proposed
development that may affect an existing or potential public view to be protected,
as identified in Figure 9 or in Appendix G, in such a manner as to preserve,
enhance or restore the designated view opportunities. (pg. 56)

•

Plant and maintain landscaping or vegetation so that it does not obstruct public
views of coastal resources from identified public vantage points as identified in
Figure 9. (pg. 57)

•

In order to maintain and enhance the existing neighborhood character and
ambiance, and to promote good design and visual harmony in the transitions
between new and existing structures, preserve the following elements:
1) Bulk and scale – with regard to surrounding structures or land form conditions
as viewed from the public right-of-way and from parks and open space; (pg.
90)

Mission Beach Precise Plan and Local Coastal Program Addendum
•

Views to and along the shoreline from Public areas shall be protected from
blockage by development and or vegetation.
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Peninsula Community Plan and Local Coastal Program Addendum
•

Preserve and enhance significant views of the bay and ocean. (pg. 108)

Ocean Beach Precise Plan
•

That views available from elevated areas and those adjacent to the beaches and
ocean be preserved and enhanced wherever possible. (pg. 83)

•

That street trees be located so as not to block views upon maturity and to
complement the surrounding area.

2. Adequacy of Ordinance. The City has proposed the subject LCP amendment to
specify different levels of review for the placement, number and design of wireless
communication facilities, depending on the sensitivity of the proposed location. As such,
the proposed wireless communication facilities regulations will assure greater
compatibility of these facilities with the goals and policies of the various certified land
use plans, and will allow the City to more adequately carry out those policies. In the
past, the City had limited authority to review many of these facilities, particularly if they
were exempt from CDP requirements. Since the City encourages collocation of facilities
and use of existing structures where possible, there are many instances where a CDP
might not be required. The proposed ordinance will establish a review process and
standards for all wireless communication facilities independent of the CDP requirement.
§141.0420(d) addresses protection of visual resources by requiring that all proposed
equipment, including poles, antennas, etc. to be the smallest possible size needed to
provide the needed service capacity. It also requires that the facilities be designed to
blend into the existing neighborhood, or existing structure where the new facility is to be
attached to an existing building, by painting, architectural design, screening vegetation,
etc., and, in park sites, requires the equipment enclosures to be underground.
The proposed ordinance does not address the protection of biological resources directly,
but provisions in the certified underlying base zones and Environmentally Sensitive
Lands (ESL) Regulations already prevent placement of such facilities within wetlands,
floodways and steep slopes with sensitive vegetation. An example of this is §131.0222 in
the Open Space Zones where the Use Regulations Table includes a footnote stating
“Within the Coastal Overlay Zone, no structures are permitted within a floodway,” and in
§131.0250(a)(3), where a similar footnote states “Within the Coastal Overlay Zone, only
uses identified in Section 143.0130(d) and (e) shall be permitted within wetlands subject
to the provisions of Section 143.0141(a) and (b).” The referenced sections are found
within the ESL regulations.
Also in §141.0420(b)(3), the newly proposed language requires submittal of
documentation prior to January 31 of every calendar year from each wireless provider,
identifying the location and operating status of every wireless communication facility in
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its City of San Diego network. This includes identification of non-operating facilities.
As resubmitted, there is now a specific requirement to remove non-operating or obsolete
equipment within the proposed new ordinance. Thus, expiration of the City’s permit(s)
or a determination by the City Manager that a facility is no longer being used or is nonoperational will trigger removal of the identified wireless communication facilities and
will further require restoration of the site.
The cited land use plan policies are only examples of the kinds of policies present in
every certified planning document, but they are sufficient to provide insight into the goals
and desires of each community and, thus, the City as a whole. There is nothing in the
proposed new language that in any way contradicts the specific cited policies, or the
wider range of policies these citations represent. The regulations will encourage
collocation of such facilities, as well as improve the design and screening of the devices.
In this way, the proposed regulation changes will increase the City’s ability to apply the
land use plan goals and policies to all future proposed wireless communication facilities,
even those that do not require a CDP.
Thus, the Commission finds the proposed Implementation Plan amendment is consistent
with the policies of all certified City of San Diego planning documents applicable in the
coastal zone. Moreover, the Commission finds that the new language will provide
greater conformance with Land Use Plan policies that protect sensitive coastal resources.
In addition, such requirements are consistent with Commission action on permits for such
facilities in areas of Commission jurisdiction.

PART IV. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT (CEQA)
Pursuant to State CEQA Guidelines, the City found that adoption of these ordinances was
exempt because the activity is not a project as defined in Section 15378. In addition,
Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local
government from the requirement of preparing an environmental impact report (EIR) in
connection with its local coastal program. Instead, the CEQA responsibilities are
assigned to the Coastal Commission and the Commission's LCP review and approval
program has been found by the Resources Agency to be functionally equivalent to the
EIR process. Thus, under CEQA Section 21080.5, the Commission is relieved of the
responsibility to prepare an EIR for each LCP. Nevertheless, the Commission is required
in an LCP submittal or, as in this case, an LCP amendment submittal, to find that the
LCP, or LCP, as amended, does conform with CEQA provisions. In this particular case,
the LCP amendment will not have any significant adverse effects on the environment and
there are no feasible alternatives or feasible mitigation measures available which would
substantially lessen any significant adverse impact on the environment. Therefore, the
Commission finds the subject LCP implementation plan, as amended, conforms with
CEQA provisions.
(G:\San Diego\Reports\LCPs\City of San Diego\SD LCPA 2-06D Wireless Communications stfrpt.doc)
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