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STAFF REPORT 
SAN CLEMENTE PLANNING COMMISSION 

Date:   October 2, 2024   
 
 
PLANNER: Johnathan Ciampa, Project Planner 
 
SUBJECT: Conditional Use Permit (CUP) 21-268, AT&T Wireless 

Telecommunications Facility, a request by AT&T to construct a new 
Monobroadleaf wireless facility with accompanying ground mounted 
equipment that would be placed within an expanded enclosure at 4159 
Costero Risco.  

 
The Planning Commission will also consider whether the project is 
categorically exempt from the California Environmental Quality Act 
(CEQA) pursuant to Section 15303 of the CEQA guidelines (14 CCR § 
15303, Class 3: New Construction or Conversion of Small Structures).  

 
LOCATION: 4159 Costero Risco / 679-242-05 
 
ZONING/ GENERAL PLAN: Private Open Space zone of the Forster Ranch Specific 

Plan (FRSP P-OS2) 
 
 
BACKGROUND: 
 
On March 6, 2024, the Planning Commission reviewed the project; the staff report (which, 
inter alia, sets forth the required findings) and hearing minutes are provided as 
Attachment 3. The Commission continued the item. For this continued public hearing, the 
applicant provided updated project notification mailings with an increased mailing radius 
of 500 feet (proposed by the applicant) to all neighbors near the project site. The Planning 
Commission also requested the applicant provide a site alternatives analysis to evaluate 
other locations that could be considered to address the neighborhoods concerns related 
to the project’s proximity to their houses.  
 
On March 22, 2024, the applicant walked the site with one of the neighbors to discuss the 
project and the facility siting requirements to close the coverage gap. Staff has not 
received public comments regarding this item to-date. 
 
Noticing 
 
Updated public notices were distributed to all property owners within 500 feet of the 
subject property (Attachment 8) and notices were posted at the reservoir driveway entry 
to the street along Costero Risco, adjacent to the trail where the faux tree is proposed, 
and the equipment enclosure to comply with (and exceed) the required notification 
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requirements. Following the Planning Commission hearing on March 6, 2024, staff 
collected the names and contact information from the neighbors that spoke in opposition 
to the project and provided notification in advance of the September 18, 2024 hearing. 
 
PROJECT DESCRIPTION: 
 
The applicant prepared an alternative site analysis (ASA; Attachment 7) that assesses 
four alternative locations for the project. The ASA evaluates potential locations that were 
based on staff recommendations and feedback provided by the public at the hearing with 
a goal to place the facility further from adjacent residential development. The proposed 
site closes the gap in coverage with a 22-foot tall facility that is adjacent to an existing 
Verizon facility with a similar height. The primary increase in coverage occurs along 
Camino Vera Cruz and north of Camino Del Rio. The alternative locations and challenges 
are identified as follows: 
 
Alternative A –Water Tank - AT&T radio frequency (RF) objective ring encompasses 
terrain like the original proposal and residential structures. Development adjacent to the 
water reservoir would be encumbered by restrictions to preserve the water infrastructure's 
integrity and operations. Construction here could compromise underground utilities and 
essential maintenance access, posing risks to the water supply system. Additionally, the 
water tank location drops about 40 feet in elevation; therefore, the height of the facility 
would need to be approximately 62 feet to provide the necessary coverage. 
 
Alternative B –Canyon north of the water reservoir - The required coverage cannot be 
achieved. The RF is obstructed by canyons to the east and west with coverage only 
reaching 12 homes. Additionally, there are topographical and ecological challenges; the 
terrain requires grading and excavation, incurring high costs and potential environmental 
impacts.  
 
Alternative C – Location on the slope west of the homes - The RF’s objective is partially 
met but only narrowly to the west covering just an open field. Similar to alternative B, the 
elevation is 500 feet versus 626 feet at the proposed location. The terrain would require 
extensive grading and increased cost. The site’s lower elevation would require additional 
height to meet RF’s coverage and the facility would be located in the viewshed of the 
houses situated above the slope. 
 
Alternative D – Location on a hill west of the project site – The RF’s coverage is only 
achieved for an open field and a portion of the elementary school. The houses above and 
surroundings are not being touched by RF because they are located at a higher elevation. 
Similar to alternatives B and C. Additional height is required to obtain the required 
coverage. The terrain would require extensive grading and increased cost. 
 
In conclusion, the original location near the existing Verizon facility remains the most 
viable option. This site's proximity to existing structures offers a less intrusive solution, 
away from the viewshed of the homes, and meets the minimum requirements for AT&T’s 
RF's objectives. Building at the proposed location with a 22-foot faux tree minimizes visual 
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impact while providing the necessary service coverage and would be 50 feet east of the 
Verizon facility. 

 
Figure 1: Alternatives Site Location 

 

 
 
 
The Federal Communications Commission (FCC) has determined that wireless 
communication facilities do not cause a public health hazard when an RF analysis 
indicates that the maximum permissible exposure (MPE) to radio RF levels are not 
exceeded. The applicant provided an RF Analysis (Attachment 6) indicating that the 
project is compliant with federal standards, and that the RF at this installation ground level 
is approximately 34.63 percent of the FCC’s general public limit.  Based on these factors, 
staff’s position is that the use is compatible with the surrounding area and will not have a 
detrimental effect on the public health, safety, and welfare. 
 
Staff’s review of the project and the ASA concludes the project complies with the required 
findings for the CUP approval in that alternative locations would result in a larger wireless 
facility that would not close the gap in coverage and would be a less desirable project 
design. The proposed improvements are designed to be secure and deter trespassing 
with a locked door to the equipment enclosure and the faux tree will not be climbable. 
While the City’s municipal code does not require a certain distance of separation from 
residential uses, the tower is proposed approximately 370 feet from the nearest residence 
across Costero Risco.  
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As a result of feedback from the public and the Planning Commission condition of 
approval 7.11 is added to the draft resolution to require bi-annual inspection and 
maintenance, if required of the facility and to clean up all debris created by the facility.  
 
Separately, staff has contacted American Tower (ATC), which manages the other existing 
Monobroadleaf wireless facility near the Costero Risco trail and water tower. This other 
facility houses Verizon Wireless equipment, and neighbors previously shared during 
public comment that there were issues with the site maintenance. ATC has conducted a 
site visit, scheduled maintenance, and purchased replacement branches for that 
facility.     
 
 
ENVIRONMENTAL REVIEW/COMPLIANCE (CEQA) 
 
The Planning Division completed an environmental assessment for the project in 
accordance with the California Environmental Quality Act (CEQA). Staff recommends the 
Planning Commission determine this request is Categorically Exempt from CEQA as a 
Class 3 exemption pursuant to CEQA Guidelines Section 15303 because it consists of 
the installation of small, new equipment and facilities. 
 
ALTERNATIVES 
 
The Planning Commission may take any of the following actions: 
 

1. Approve the application with staff recommended conditions of approval. 
 

2. Modify the conditions of approval to effect desired changes prior to approval. 
 

3. Continue the hearing to obtain additional information from the applicants. 
 

4. Deny the application. If the Commission wishes to pursue this option, the hearing 
will need to be continued to allow the appropriate resolution to be prepared and 
the Commission should state reasons why it cannot meet one or more of the 
required findings. 
 

These actions may be appealed by the applicant to the City Council within ten days of the 
decision pursuant to San Clemente Municipal Code § 17.12.140 or be called up by the City 
Council for review and action. 
 
RECOMMENDATION 
 
The proposed facility improves the local wireless network in a location identified by the 
City’s Wireless Master Plan (WMP) for a new cellular facility, and it does so with a design 
to avoid visual impacts and blends into the surrounding landscape. Based on the 
information in the staff report and subject to the required findings and conditions of 
approval, staff recommends that the Planning Commission: 
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1. Determine the project is categorically exempt pursuant to CEQA Guidelines
Section 15303 (Class 3: New Construction or Conversion of Small Structures); and

2. Adopt Resolution PC 24-002, approving Conditional Use Permit (CUP) 21-268,
AT&T Wireless Telecommunications Facility, subject to the conditions of approval
therein.

Attachments: 

1. Resolution No. PC 24-002
Exhibit A - Conditions of Approval

2. Location Map
3. March 6, 2024 Planning Commission Staff Report and Minutes
4. Photo Simulations
5. Wireless Master Plan, Appendix B (Monobroadleaf “stealth” designs)
6. Radio Frequency – Electromagnetic Energy (RF-EME) Compliance Report 

Analysis
7. Alternative Site Analysis
8. Notification Information
9. Project Plans

10. Public Comments



ATTACHMENT 1 

 
RESOLUTION NO.   PC 24-002 

 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF SAN CLEMENTE, CALIFORNIA, APPROVING 
CONDITIONAL USE PERMIT 21-268, AT&T WIRELESS 
TELECOMMUNICATIONS FACILITY, WHICH IS A 
REQUEST TO ALLOW A NEW WIRELESS FACILITY WITH 
ACCOMPANYING GROUND MOUNTED EQUIPMENT ON 
CITY OWNED PROPERTY AT 4159 COSTERO RISCO, AND 
FINDING THE PROJECT IS CATEGORICALLY EXEMPT 
FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT 
(CEQA) PURSUANT TO SECTION 15303 OF THE CEQA 
GUIDELINES (14 CCR § 15303, CLASS 3: NEW 
CONSTRUCTION OR CONVERSION OF SMALL 
STRUCTURES) 
 

 WHEREAS, on October 11, 2021, an application was submitted, and completed 
on November 8, 2023, by Will Kazimi, Project Manager for Smartlink Group, for 
Conditional Use Permit (CUP) 21-268; a request to allow a new monobroadleaf cellular 
tower with accompanying ground mounted equipment in the City owned property at 4159 
Costero Risco. The parcel is zoned as the Private Open Space zone of the Forster Ranch 
Specific Plan (FRSP P-OS2). The site is within an existing developed public property that 
includes a City reservoir and a Monobroadleaf wireless facility with ground mounted 
equipment. The site’s legal description is Parcel 1 and Assessor’s Parcel Number 679-
242-05; and 
 
 WHEREAS, the Planning Division has completed an initial environmental 
assessment of the above matter in accordance with the California Environmental Quality 
Act (CEQA) and recommends that the Planning Commission determine the project is 
Categorically Exempt from CEQA pursuant to State CEQA Guidelines Section 15303 
(Class 3: New Construction or Conversion of Small Structures) because it consists of the 
installation of small, new equipment and facilities. This is recommended because the 
request is limited to the installation of new wireless equipment on a faux monobroadleaf 
tree and the expansion of an existing equipment enclosure for new ground mounted 
equipment; and  
 

WHEREAS, on July 24 of 2023, the Development Management Team (DMT) 
reviewed the proposed project, and staff issued comment letters of June 21, 2023 and 
September 10, 2023 to the applicant to ensure compliance with General Plan, Zoning 
Ordinance, and other applicable city ordinances, codes and policies; and recommended 
approval with conditions included in Exhibit A;  

 
WHEREAS, on September 27, 2023, the City’s Design Review Subcommittee 

(DRSC) considered the project and supported it with recommended design changes;  
 
WHEREAS, in accordance with City and State requirements, notice of the public 

hearing was published in the San Clemente Times newspaper on February 22, 2024, 
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posted at the project site, and mailed to all property owners within 300 feet of the subject 
parcel; and 
 
  WHEREAS, on March 6, 2024, the Planning Commission of the City of San 
Clemente held a duly noticed public hearing on the subject application, considered written 
and oral comments, and facts and evidence presented by the applicant and continued the 
hearing to update the notification to the properties within 500 feet of the project site and 
provide an alternatives analysis to assess if other locations would close the gap in 
coverage; and 
 
 WHEREAS, on July 1, 2024, the applicant requested to bring the project back to a 
future hearing once the requested information was gathered; and  
 

WHEREAS, in accordance with City and State requirements, notice of the public 
hearing was published in the San Clemente Times newspaper on September 5, 2024, 
posted at the project site, and mailed to all property owners within 500 feet of the subject 
parcel; and 
 
 WHEREAS, on October 2, 2024, the Planning Commission of the City of San 
Clemente held a duly noticed public hearing on the subject application, considered written 
and oral comments, and facts and evidence presented by the applicant, City staff, and 
other interested parties. 
 

NOW, THEREFORE, the Planning Commission of the City of San Clemente does 
hereby find, determine and resolve as follows: 
 

Section 1. Incorporation of Recitals. 
 
The Planning Commission hereby finds that all of the facts in the Recitals are true 

and correct and are incorporated and adopted as findings of the Planning Commission as 
fully set forth in this resolution. 

 
Section 2. CEQA Findings.    
 
Based upon its review of the entire record, including the Staff Report, any public 

comments or testimony presented to the Planning Commission, and the facts outlined 
below, the Planning Commission hereby finds and determines that the proposed project 
is Categorically Exempt from CEQA pursuant to State CEQA Guidelines section 15303 
(Class 3: New Construction or Conversion of Small Structures). 
 

The Class 3 exemption specifically exempts from further CEQA review, the 
construction and location of limited numbers of new, small facilities or structures; 
installation of small new equipment and facilities in small structures; and the conversion 
of existing small structures from one use to another where only minor modifications are 
made to the exterior of the structure.  The proposed project consists of the installation of 
new cellular antennas and equipment. Thus, the project qualifies for the Class 3 
exemption.  
 

Furthermore, none of the exceptions to the use of the Class 3 Categorical 
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Exemption identified in State CEQA Guidelines section 15300.2 apply.  The project is not 
located in a particularly sensitive environment and will not impact an environmental 
resource of hazardous or critical concern. It is situated adjacent to an existing wireless 
facility and water reservoir.  The project will not result in a cumulative impact from 
successive projects of the same type in the same place, over time. The site was 
anticipated as a likely location for future cell tower placement, and additionally, a potential 
future collocated service is reviewed within this project scope as recommended by the 
City’s Wireless Master Plan.  There are no unusual circumstances surrounding the project 
that result in a reasonably possibility of a significant effect on the environment.  The 
project will not damage scenic resources, including trees, historic buildings, rock 
outcroppings, or similar resources.  The project does not include any hazardous waste 
sites, and the project will not cause a substantial adverse change in the significance of a 
historical resource. Thus, the Class 3 exemption applies, and no further environmental 
review is required.   
 

Section 3.   Conditional Use Permit Findings     
 
A. With respect to Conditional Use Permit (CUP) 21-268, the Planning Commission finds 

as follows for the proposed AT&T Wireless facility:  
 

1. The proposed use is permitted within the subject zone pursuant to the approval of a 
Conditional Use Permit and complies with all the applicable provisions of this title, the 
San Clemente General Plan and the purpose and intent of the zone in which the use 
is being proposed, in that: 

 
a. The proposed wireless facility will improve phone and internet service and 

coverage for members of the public in the vicinity; 
 

b. The facility is compatible with adjacent land uses, as required by Policy 9-2 of 
the Public Services, Facilities, and Utilities Element of the General Plan, 
because it is sited on public property serving a utility use, and it is designed to 
blend with the existing trees and natural conditions; and 

 
c. The expansion of the existing equipment enclosure will match the existing wall 

materials and height, which is consistent with Land Use Element Policy 6.05 to 
ensure the structures on the site are compatible in scale, mass, and character 
with the adjacent structures and site conditions. 

 
2. The site is suitable for the type and intensity of use that is proposed, in that: 

 
a. The site contains adequate space to accommodate the proposed antennas and 

related cellular equipment and the ancillary equipment will be screened from 
public view;  
 

b. Vehicular access and parking is available to the proposed site to provide long-
term access and maintenance of the facility; and 

 
d. The project indicates the future location and screening for collocate equipment 

as recommended by the Wireless Master Plan (WMP). 
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3. The proposed use will not be detrimental to the public health, safety, or welfare, or 

materially injurious to properties and improvements in the vicinity, in that: 
 

a. The Federal Communications Commission (FCC) has determined that wireless 
telecommunication facilities designed and operated consistent with FCC rules 
and regulations do not cause public health hazards.  According to the FCC the 
facility must operate within the limits set by the 1992 ANSI (American National 
Standards Institute) standards for public exposure to electronic magnetic field 
(EMF) emissions. The 1992 ANSI standards set the threshold between safety 
and known hazard at 50 times below a level that the majority of the scientific 
community believes may pose a health risk to human populations; and 
 

b. While the City’s municipal code does not require a certain distance of 
separation from residential uses, the tower will be approximately 370 feet from 
the nearest residence across Costero Risco.   
 

4. The proposed use will not negatively impact surrounding land uses, in that: 
 

a. The proposed antennas do not create adverse visual impacts to the 
surrounding area or to the City at large as determined by the City’s Design 
Review Subcommittee;  

 
b. The project will meet the monobroadleaf design standards prescribed in the 

WMP as determined by the City’s Design Review Subcommittee; and 
 

c. The Monobroadleaf faux tree will blend with existing trees and natural 
environment to prevent adverse visual impacts; and 

 
d. The proposed antennas do not interfere with the transmission or reception of 

other signals in the City.  
 

5. The proposed project will not interfere with the transmission or reception of other 
signals in the City, in that,  

 
a. The design and location of the wireless facility will not interfere with the 

transmission or reception of other signals in the City, which are also protected 
by Conditions of Approval 7.4 and 7.5; and 
 

b. The antennas do not interfere with the transmission or reception of other signals 
in the City according to the technical evidence provided by the applicant. AT&T 
Wireless operates on its own frequency that should not affect the City’s 
Supervisory Control and Data Acquisition radio system or any other 
transmission or reception equipment. 

 
c. The transmission or reception of the signal has not been demonstrated to pose 

a threat to public health or safety per the applicant provided Radio Frequency–
Electromagnetic Energy (RF-EME) Compliance Report.  
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6. The antennas do not create adverse visual impacts to the surrounding area or to the 
City at large, as determined by the City through the Design Review Subcommittee’s 
review of the proposed monobroadleaf and equipment enclosure. 

 
Section 4.  Planning Commission Approval. 
 
Based on the foregoing recitals and findings above, and the written and oral 

comments, facts, and evidence presented, the City of San Clemente Planning 
Commission approves Conditional Use Permit (CUP) 21-268, AT&T Wireless 
Telecommunications Facility, subject to the Conditions of Approval set forth in Exhibit A, 
hereto, which is fully incorporated herein by this reference.   

 
PASSED AND ADOPTED at a regular meeting of the City of San Clemente Planning 
Commission on October 2, 2024. 

 
  

____________________________ 
Chair     

                             
CERTIFICATION: 
 
 I HEREBY CERTIFY this Resolution was adopted at a regular meeting of the City 
of San Clemente Planning Commission on October 2, 2024, carried by the following 
roll call vote:    
 
AYES: COMMISSIONERS:        
NOES: COMMISSIONERS:       
ABSTAIN: COMMISSIONERS:   
ABSENT: COMMISSIONERS:   

 
 
 
 
_______________________________________ 
Secretary of the Planning Commission 
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CONDITIONS OF APPROVAL 
CONDITIONAL USE PERMIT (CUP) 21-268, AND 

               AT&T WIRELESS TELECOMMUNICATIONS FACILITY 
 

1.0 GENERAL CONDITIONS OF APPROVAL 
 

  

1.1 
 

Within 30 days of receipt of the signed conditions of approval, the 
applicant shall submit to the City Planner a signed 
acknowledgement concurring with all conditions of approval on a 
form to be provided by the City, unless an extension is granted by 
the City Planner.  
 

 Planning 

1.2 
 

The Applicant (including any property owners and managers, and 
their designees)  shall defend (with counsel acceptable to the City), 
indemnify, and hold harmless the City of San Clemente and its 
officers, employees, and agents from and against any claim, 
action, proceeding, fines, damages, expenses, and attorneys’ 
fees, against the City, its officers, employees, or agents to attack, 
set aside, void, or annul any approval or condition of approval of 
the City concerning this project, including but not limited to any 
approval or condition of approval of the City Council, Planning 
Commission, City Planner, Zoning Administrator, or City 
employees or environmental finding. Applicant shall pay all City’s 
costs upon request by the City. The City shall promptly notify the 
applicant of any claim, action, or proceeding concerning the project 
and the City shall cooperate fully in the defense of the matter at the 
applicant’s expense. The City reserves the right, at its own option, 
to choose its own attorney to represent the City, its officers, 
employees, and agents in the defense of the matter at the 
applicant’s cost. If the applicant fails to so defend the matter, the 
City shall have the right, at its own option, to do so and, if it does, 
the applicant shall promptly pay the City's full cost of the defense.  
 

 Planning 

1.3 
 

Use and development of this property shall be in substantial 
conformance with the approved plans, material boards and other 
applicable information submitted with this application, and with 
these conditions of approval. Any modifications to the project shall 
be reviewed by the City Planner in accordance with Zoning 
Ordinance Section 17.12.180. 
 

 Planning 

1.4 The Applicant (including any property owners and managers, and 
their designees)  shall comply with all applicable current and future 
provisions of the San Clemente Municipal Code, adopted 
ordinances, and state laws. 
 

 All 
 

1.5 
 

The Applicant (including any property owners and managers, and 
their designees) shall be responsible for ensuring that if this 
wireless facility becomes inactive, the applicant will be responsible 

 Planning 



Resolution No. PC 24-002,       Page 2  
Exhibit A 

 

for removing all of the equipment at their expense. The removal 
shall take place no more than 90 (ninety) days after the wireless 
facility ceases to be utilized for the provision of wireless signal 
transmission.  
 

1.6 The entitlements approved herein shall be deemed to have expired 
if within three years of approval the project is not commenced, or 
the project permitted by the approved application has lapsed, as 
defined by Zoning Ordinance Section 17.12.150. 

 Planning 

    
4.0 PRIOR TO ISSUANCE OF BUILDING PERMITS   
    
4.1 
 
 
 
4.2 

Prior to the issuance of a Building Permit the Applicant shall obtain 
an encroachment permit for work and staging within the City 
Property to allow the coordination and work in the area. 
 
The working drawings shall include within the first four pages a list 
of all conditions of approval included in this resolution. 

 Planning 
 
 
 
Planning 

    
4.3 The Applicant shall submit, and must obtain approval of the bark 

cladding and leaves’ color from the City Planner to ensure the 
Branch foliage color should be an olive green with varying color 
“leaves” to match an actual broadleaf type of tree. The foliage 
should be extruded in the color instead of painted. 

 Planning 
** 

    
4.4 All antennas shall be covered with “Leafed antenna socks” that 

match the approved foliage color. 
 Planning 

** 
    
4.5 The project proponent must enter into a lease agreement with the 

City prior to erecting any antenna and the duration of the 
development is subject to terms within that lease agreement. The 
City Council shall review the proposed terms and determine 
whether to enter into said lease agreement. 

 Planning 
** 

    
4.6 
 
 
 
 
4.7 
 

The site is suitable for collocated equipment; however, the Design 
Review Subcommittee and the Planning Commission shall review 
the final design of any proposal for collocation. A separate EME/RF 
report shall be provided for the collocated equipment. 
 
An additional EME/RF report shall be assessed for the site if the 
City can provide the applicant with an EME/RF report from the 
Verizon facility. 

 Planning 
** 
 
 
 
Planning 
** 

 
4.8 
 
 
 
 

 
The contractor for the construction and maintenance of the 
wireless facility shall provide unobstructed access up the driveway 
to the chemical tanks. This condition shall also be placed on the 
site plan and cover sheet of the Building Permit plans. 
 

  
Utilities* 
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4.9 A job walk shall be scheduled with the Utility Division before 
construction begins as well as a survey on the City’s infrastructure 
to confirm the project will maintain access to the City’s 
infrastructure on the site. This condition shall also be placed on the 
site plan and cover sheet of the Building Permit plans. 

Utilities* 
 
 
 

    
7.0 OPERATIONAL CONDITIONS OF APPROVAL   

 
7.1 
 
 
 
 
 
7.2 

Prior to Planning final, Planning staff shall inspect the 
monobroadleaf structure to ensure it has a sufficient number of 
branches that extend 12 inches beyond the antenna to conceal the 
antennas and the branches are a varied length to provide a natural 
appearance. 
 
The carrier shall comply with applicable Federal Communications 
Commission (FCC) requirements, per the Radio Frequency (RF) 
study, including, but not limited to requirements related to 
permissible levels of radio frequency emissions. 

 Planning 
** 
 
 
 
 
Planning 
** 

    
7.3 To prevent exposures in excess of the FCC guidelines, the carrier 

shall install all required signage as recommended in the RF-EME 
Compliance Report EBI Project No. 6221005409 and per FCC 
guidelines. The applicant is also responsible for implementing any 
added or modified recommendations of future reports. 

 Planning 
** 

    
7.4 The cellular carrier shall provide in writing and within the 

construction plan set that the proposed antennas do not interfere 
with the transmission or reception of the City SCADA 
communication system and other communication equipment.  

 Planning 
** 

    
7.5 The cellular communication facility shall not interfere with the 

function and operation of any utility communication equipment 
(e.g., City SCADA system) or control signals. If interference is 
found to be caused by the communication facility, the operator 
shall follow the FCC process to mitigate and resolve the issues.  If 
project modifications are necessary, the changes shall be 
reviewed and approved in compliance with the Zoning Ordinance 
and other applicable regulations. 

 Planning 
** 

    
7.6 The cellular carrier shall allow other carriers to collocate at the 

cellular facility with an extension and antennas to the 
monobroadleaf wireless facility.    

 Planning 
** 

    
7.7 The cellular carrier shall report without delay any damage to City 

equipment or property and shall be held responsible for the 
replacement of any such damage caused by construction 
activities.   

 Planning 
** 
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7.8 The Applicant (including any property owners and managers, and 
their designees) shall ensure all equipment, walls, fences, and life-
like branches are maintained in compliance with the approved 
plans.  In addition, the applicant shall ensure proper concealment 
of antennas, yearly, and replaced all ripped, faded, missing or torn 
branches. 

 Planning 
** 

    
7.9 The Applicant (including any property owners and managers, and 

their designees) shall ensure that discharge of washwater and 
other pollutants is prohibited from entering the storm drain system. 
Applicant must prevent pollutants (e.g., sediment, trash, food 
waste etc.) and any washwater used during cleanup from entering 
the storm drain system. 

 Code 
Comp 
** 

    
7.10 
 
 
 
 
 
 
 
 
 
7.11 
 
 
 
7.12 

The Applicant (including any property owners and managers, and 
their designees) shall be responsible for ensuring that no noise-
generating maintenance activities on the subject property are 
conducted between the hours of ten (10:00) p.m. and seven (7:00) 
a.m. [Citation - Section 8.48.070(P) of the SCMC] If emergency 
repairs are required during these standard quiet hours to mitigate 
storm damage, a safety hazard, or other unforeseen event, the 
Applicant shall inform the City in writing (Planning@san-
clemente.org) of the emergency repairs. 
 
The applicant shall conduct bi-annual inspections of the facility for 
maintenance, if necessary and to ensure it is in good condition and 
the site is free of trash and debris. 
 
The applicant shall pay any outstanding balance for City reviews, 
and any other deposit account expenses related to this project. 
 

 Code 
Comp 
** 
 
 
 
 
 
 
 
Planning 
Code 
Comp 
** 
Planning 
 

    
    

 
    

* Denotes modified standard Conditions of Approval 
** Denotes Project-Specific Conditions of Approval 

 

mailto:Planning@san-clemente.org
mailto:Planning@san-clemente.org
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 AGENDA ITEM: 8-A 
 
 

STAFF REPORT 
SAN CLEMENTE PLANNING COMMISSION 

Date:   March 6, 2024   
 
 
PLANNER: Johnathan Ciampa, Project Planner 
 
SUBJECT: Conditional Use Permit (CUP) 21-268, AT&T Wireless 

Telecommunications Facility, a request by AT&T to construct a new 
Monobroadleaf wireless facility with accompanying ground mounted 
equipment that would be placed within an expanded enclosure at 4159 
Costero Risco and finding that the project is Categorically Exempt from 
the California Environmental Quality Act under Section 15303 of the 
CEQA guidelines (14 CCR§ 15303, Class 3: New Construction or 
Conversion of Small Structures).  

 
REQUIRED FINDINGS 
 
The following findings shall be made to approve the proposed project. The draft 
Resolution (Attachment 1) and analysis section of this report provide an assessment of 
the project’s compliance with these findings. 
 
Conditional Use Permit (CUP), Section 17.16.060(F) and 17.28.070(F): for the 
cellular facility. 
 

a. The proposed use is permitted within the subject zone pursuant to the approval of 
a Conditional Use Permit and complies with all the applicable provisions of this 
title, the San Clemente General Plan and the purpose and intent of the zone in 
which the use is being proposed. 

b. The site is suitable for the type and intensity of use that is proposed. 
c. The proposed use will not be detrimental to the public health, safety or welfare, or 

materially injurious to properties and improvements in the vicinity. 
d. The proposed use will not negatively impact surrounding land uses. 
e. The proposed project will not interfere with the transmission or reception of other 

signals in the City. 
f. The proposed project will not create adverse visual impacts to the surrounding 

area or to the City at large.  
 
BACKGROUND: 
 
The project proposes to construct a new 22-foot tall Monobroadleaf wireless facility at 
4159 Costero Risco (Attachment 2) that would be constructed on the slope adjacent to 
an existing City owned water reservoir. The site is a 1.87-acre lot in the Forster Ranch 
Specific Plan Private Open Space zone (FRSP-OS2). The property is improved with an 
existing water reservoir and Verizon owned wireless facility consisting of an accessory 
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equipment enclosure and an existing 20-foot tall Monobroadleaf wireless faux tree. The 
property is bounded by open space to the north, east, and south, and residential uses to 
the west. The proposed AT&T facility would be located approximately 50 feet to the 
northeast of the existing Verizon site and approximately 74 feet to the southeast of the 
existing ground equipment enclosure. The project site is located approximately 50 feet 
below the ridgeline and 370 feet from the nearest single-family residence. Project plans 
are provided as Attachment 9. 
 

Figure 1 – Existing Site Conditions 

 
 
Development Management Team 
 
The Development Management Team (DMT) reviewed the project on July 24,2023. The 
DMT supports the project with the proposed Conditions of Approval.  
 
Noticing 
 
Public notices were distributed and posted per City and State requirements. Staff has not 
received public comments regarding this item.  
 
PROJECT DESCRIPTION AND ANALYSIS  
 
The following sections describe the different aspects of the project. For further analysis 
of compliance with Development Standards, General Plan Policies and Wireless Master 
Plan (WMP), please refer to the sections below. 
 

Equipment 

Enclosure 

Existing 

Verizon Tree 
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PROJECT DESCRIPTION: 
 
The AT&T Monobroadleaf faux tree design is similar to the adjacent Verizon facility with 
branch limbs that extend out a minimum of 10 feet from the center with broad leaves that 
simulate a typical broadleaf tree form. The equipment proposed for the faux tree includes 
four (4) six-foot panel antennas, two (2) air antennas, twenty-four (24) RRUs, three (3) 
surge suppression units, eight (8) DC power trunks (underground), and three (3) fiber 
trunks.  
 
The ground mounted equipment for the project includes a 280 (20 feet x 14 feet) square 
foot expansion to the existing enclosure with eight-foot heigh walls constructed with a split 
face CMU block to match the existing enclosure. The proposed equipment includes one 
(1) DC power plant, two (2) Purcell cabinets, one (1) 20kw generator with a 105-gallon 
fuel tank, three (3) surge suppression units, two (2) fiber management boxes, one (1) 
telco box and ciena box, one (1) PTLC with ATS/MTS and Camlook, and a cable tray for 
the DC and fiber trunks.  
 
The project has incorporated all of the WMP Appendix B (Attachment 7) design criteria 
for Monobroadleaf wireless facilities which includes 1) a height that is comparable to the 
adjacent landscaping, 2) sufficient branch count to conceal the presence of antennas, 3) 
branch disbursement for a natural appearance, 4) branches exceed all antennas by a 
minimum of 12 inches, 5) minimum of five feet between the top of the antenna and the 
top of the faux tree, 6) use of “Leafed antenna socks”. The facility is designed to 
accommodate a potential future co-location with the vertical extension of the 
monobroadleaf faux tree. The applicant estimates a second carrier would result in a 20-
foot height increase (42 total feet tall) to accommodate the required spacing between 
equipment. Please refer to Attachment 3: Photo Simulations for a depiction of the 
proposed facilities.  
 
Conditional Use Permit  
 
A Conditional Use Permit (CUP) is required to install a freestanding cellular antenna per 
Zoning Ordinance Section 17.28.070(C)(2). The facility is not eligible for a small cell 
permit per 17.16.075 because the proposed station equipment volume is greater than 28 
cubic feet. The project site is not eligible for a streamlined City Antenna Permit because 
it is not located at a priority site as indicated in the City’s WMP.  
 
The applicant must enter into a lease agreement with the City prior to erecting any 
antenna, and the duration of the development is subject to terms within the lease 
agreement. Antennas must comply with all applicable Federal Communications 
Commission (FCC) regulations.  
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Figure 2: Proposed Elevation 
 

 
 
The primary consideration in review of a CUP is to ensure the project is compatible with 
surrounding land uses. Staff has reviewed and determined the project complies with the 
required findings for the CUP approval in that the surrounding land uses are open space 
and residential. The improvements are designed to be secure and deter trespassing with 
a locked door to the equipment enclosure and the faux tree will not be climbable. While 
the City’s municipal code does not require a certain distance of separation from residential 
uses, the tower is proposed approximately 370 feet from the nearest residence across 
Costero Risco. The proposed antennas are housed among the limbs of the 
Monobroadleaf faux tree and the equipment is painted greed with leaf socks to blend into 
the natural landscape. The proposal is consistent with General Plan policies; an analysis 
is provided in Attachment 4.     
 
The Federal Communications Commission (FCC) has determined that wireless 
communication facilities do not cause a public health hazard when a Radio Frequency 
analysis indicates that the maximum permissible exposure (MPE) to radio frequency (RF) 
levels are not exceeded. The applicant provided an RF Analysis (Attachment 8) indicating 
that the project is compliant with federal standards, and that the RF at ground level is 35 
percent of the maximum limit established by the FCC.  The RF study prepared for this 
installation indicates that the emission levels are approximately 34.63 percent of the 
FCC’s general public limit.  Based on these factors, staff’s position is that the use is 
compatible with the surrounding area and will not have a detrimental effect on the public 
health, safety, and welfare. 
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Table 1: Wireless Master Plan Design Standards 
 

Design Standard Project Consistency 

1. The monobroadleaf structure should be 
designed for a minimum of two carriers. 

Consistent. The project allows for future 
equipment and increased height for the 
monobroadleaf structure should another 
carrier desire to collocate at the site. 

2. The height of the monobroadleaf structure 
should be comparable to the height of 
existing or proposed natural broadleaf 
vegetation within the vicinity of the 
installation. 

Consistent. The height of the proposed 
structure is consistent with the adjacent 
wireless facility and adjacent trees.  

3. The monobroadleaf structure should have 
a sufficient branch count to conceal 
the presence of antennas. 

Consistent. The provided elevation/imagery 
indicates adequate branch count to conceal 
the antennas. Condition of approval 7.1 
requires staff inspection of the facility prior to 
Planning final to ensure a sufficient number of 
branches are provided to conceal the 
antenna.   

4. Branch disbursement should be random 
so that longer branches and shorter 
branches are intermingled to give a natural 
appearance. 

Consistent. Plans indicate varying branch 
lengths to provide a natural appearance but 
provide a minimum length that exceeds the 
antennas by 12 inches. Condition of approval 
7.1 requires a facility inspection prior to 
Planning final to ensure varied branch length 
to provide a natural appearance and antenna 
concealment.   

5. Branches should exceed all antennas by a 
minimum of 12 inches. Branches should 
start at 15 feet above the ground. 

Partially consistent. Plans indicate varying 
branch lengths to provide a natural 
appearance but providing a minimum length 
that exceeds antennas by 12 inches. To be 
consistent with the existing Verizon facility 
and limit the height of the structure the 
branches begin five feet from the ground 
surface, and the antennas are 11 feet above 
the ground. 

6. Branch foliage color should be an olive 
green with varying color “leaves” to match 
an actual broadleaf type of tree. The 

Consistent. Plans indicate the use of olive 
green color with varying color leaves to match 
a natural broadleaf tree type. Condition of 
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Design Standard Project Consistency 

foliage should be extruded in the color 
instead of painted. A Sample should be 
submitted for approval prior to fabrication. 

Approval 4.3 requires approval of the leaves’ 
color prior to the issuance of a building permit. 

7. A sample of bark cladding with a custom 
color should be submitted for approval 
prior to fabrication. 

Consistent. Condition of Approval 4.3 
requires approval of the sample bark cladding 
prior to the issuance of a building permit.  

8. All antennas should be covered with 
“leafed antenna socks” that match the 
approved foliage color. 

Consistent. Plans indicate the use of “Leafed 
antenna socks” per condition of approval 4.4 

9. Antennas are to be mounted using stand-
off mounts (horizontal, frame-type 
mounts are unacceptable). Support pipe 
mounts shall be concealed behind 
antennas and painted a darker shade or 
green (or black) with a “flat” paint finish 
to reduce reflection and visibility of the 
mounting. 

Consistent. Plans identify mounting and 
concealment and incorporation of flat green 
coloring to be consistent with the WMP.  

10. All coaxial cables should be concealed 
within the “trunk” and should access the 
structure through the base. Raised ice 
bridge or cable trays are unacceptable. 

Consistent. Plans indicate concealed coaxial 
cables. 

 

Design Review Subcommittee  
 
The Design Review Subcommittee (DRSC) reviewed the proposed project on September 
27, 2023. The DRSC supports the overall project design and recommended forwarding 
the project to the Planning Commission for review. DRSC provided several 
recommendations per the minutes from the September 27th meeting (Attachment 6). 
These recommendations and the applicant’s response are summarized in Table 2 below: 
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Table 2: DRSC Recommendations and Applicant Responses 
 

Comment/Recommendation: Applicant Response: 

1. Concurred with staff 
recommendations, which included:  

a. The branches should exceed all 
antennas by a minimum of 12 
inches;  

b. Foliage should be extruded in 
color; 

c. Provide a minimum space of 
five feet between the top of the 
antenna and the top of the faux 
tree; 

d. Cover antennas with “leafed 
antenna socks” to match the 
foliage color; 

Addressed. 
 

a. Applicant agreed to condition 4.3 
and updated the plans to 
illustrate compliance with the 
recommendation; 

b. Applicant agreed to condition 4.4 
to provide physical samples 
provided; 

c. Plans illustrate and identify the 
antenna location in compliance 
with the recommendation; 

d. Applicant agreed to condition 4.5 
to provide “leafed antenna 
socks.”. 
 

2. Requested a condition of approval to 
be include with the project and a note 
added to the plans to have the faux 
tree designed with varying limb lengths 
to provide a more natural design. 

Addressed. Applicant agreed to 
condition 4.3 and the plans were 
updated to illustrate a more natural tree 
shape and a note was added on the 
plans to provide varying limb lengths to 
improve the design. 

 
 
ENVIRONMENTAL REVIEW/COMPLIANCE (CEQA) 
 
The Planning Division completed an environmental assessment for the project in 
accordance with the California Environmental Quality Act (CEQA). Staff recommends the 
Planning Commission determine this request is Categorically Exempt from CEQA as a 
Class 3 exemption pursuant to CEQA Guidelines Section 15303 because it consists of 
the installation of small, new equipment and facilities. 
 
ALTERNATIVES 
 
The Planning Commission may take any of the following actions: 
 

1. Approve the application with staff recommended conditions of approval. 
 

2. Modify the conditions of approval to effect desired changes prior to approval. 
 

3. Continue the hearing to obtain additional information from the applicants. 
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4. Deny the application. If the Commission wishes to pursue this option, the hearing 

will need to be continued to allow the appropriate resolution to be prepared and 
the Commission should state reasons why it cannot meet one or more of the 
required findings. 
 

These actions may be appealed by the applicant to the City Council within ten days of the 
decision pursuant to San Clemente Municipal Code § 17.12.140 or be called up by the City 
Council for review and action. 
 
RECOMMENDATION 
 
The proposed facility improves the local wireless network in a location identified by the 
City’s WMP as a prime candidate for a new cellular facility, and it does so with a design 
to avoid visual impacts and blends into the surrounding landscape. Based on the 
information in the staff report and subject to the required findings and conditions of 
approval, staff recommends that the Planning Commission: 
             

1. Determine the project is Categorically Exempt pursuant to CEQA Guidelines 
Section 15303 (Class 3: New Construction or Conversion of Small Structures) and   
 

2. Adopt Resolution PC 24-002, approving Conditional Use Permit (CUP) 21-268,  
AT&T Wireless Telecommunications Facility, subject to the conditions of approval 
therein. 

  
Attachments: 
 

1. Resolution No. PC 24-002 
 Exhibit A - Conditions of Approval 

2. Location Map  
3. Photo Simulations 
4. General Plan Analysis 
5. Environmental Setting with Photos 
6. DRSC minutes, 9-27-2023  
7. Wireless Master Plan, Appendix B (Monobroadleaf “stealth” designs) 
8. Radio Frequency – Electromagnetic Energy (RF-EME) Compliance Report 

Analysis 
9. Project Plans  
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All coaxial cables should be concealed within the pole structure and should 
access the structure through the base (caisson).  Raised ice bridge or cable 
trays are unacceptable. 
 

 
Monopalm (Wireless facility disguised as a palm tree) 
The monopalm structure should be designed for two carriers (if possible).  
Typically, collocating a second wireless carrier requires monopalm designs 
where one set of antennas are mounted within the palm fronds and the second 
set of antennas are mounted within the pineapple (growth pod). 
 
The height of a monopalm structure should be reasonably comparable to the 
heights of existing or proposed natural palm trees in the vicinity of the 
installation. 
 
The monopalm structure should have a sufficient number of palm fronds to 
simulate a natural tree. 
 
The antennas should be hidden in the growth pod and or the trunk of the 
monopalm. 
 
There should be a minimum space of five feet between the top of the antennas 
and the top of the faux tree. 
 

match an actual palm type of tree.  A sample should be submitted for approval 
prior to fabrication. 
 
A sample of bark cladding with a custom color should be submitted for approval 
prior to fabrication. 
 

structure through the base.  Raised ice bridge or cable trays are unacceptable. 
 
 
Monobroadleaf (wireless facility disguised as a broadleaf tree) 
The monobroadleaf structure should be designed for a minimum of two carriers. 
 
The height of the mono-broadleaf structure should be comparable to the height 
of existing or proposed natural broadleaf vegetation within the vicinity of the 
installation. 
 
The mono-broadleaf structure should have a sufficient branch count to conceal 
the presence of antennas. 
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Branch disbursement should be random so that longer branches and shorter 
branches are intermingled to give a natural appearance. 
 
Branches should exceed all antennas by a minimum of 12 inches. 
Branches should start at 15 feet above the ground. 
 
There should be a minimum space of five feet between the top of the antenna 
and the top of the faux tree. 
 

match an actual broadleaf type of tree. The foliage should be extruded in the 
color instead of painted. A sample should be submitted for approval prior to 
fabrication. 
 
A sample of bark cladding with a custom color should be submitted for approval 
prior to fabrication. 
 
All antennas should 
approved foliage color. 
 
Antennas are to be mounted using stand-off mounts (horizontal, frame-type 
mounts are unacceptable). Support pipe mounts shall be concealed behind 

to reduce reflection and visibility of the mounting. 
 
All coaxial cables should be conce
structure through the base.  Raised ice bridge or cable trays are unacceptable. 
 

 
Lollipops (single antenna mounted on a single pole usually in a set of three or 
four antennas) 
 
Lollipop type antenna installations should only be approved in instances where 

attention. 
 
Lollipops should be installed below ridgelines to the best possible extent to 
reduce the profile of the antennas appearing above the top of a slope. 
 
Cross braces between individual antenna poles add additional bulk to the 
installation and should be discouraged. 
 
Antennas and their support poles should be painted with appropriate colors to 
match the surrounding environment. 
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EXECUTIVE SUMMARY 

Purpose of Report 

EnviroBusiness Inc. (dba EBI Consulting) has been contracted by AT&T Mobility, LLC to conduct radio 

frequency electromagnetic (RF-EME)  modeling for AT&T Site CLL01419 located at 4159 Costero Risco 

in San Clemente, California to determine RF-EME exposure levels from proposed AT&T wireless 

communications equipment at this site. As described in greater detail in Section 1.0 of this report, the 

Federal Communications Commission (FCC) has developed Maximum Permissible Exposure (MPE) 

Limits for general public exposures and occupational exposures. This report summarizes the results of 

RF-EME  modeling in relation to relevant FCC RF-EME compliance standards for limiting human 

exposure to RF-EME fields. 

This report contains the RF EME analysis for the site, including the following: 

▪ Site Plan with antenna locations

▪ Graphical representation of theoretical MPE fields based on modeling

▪ Graphical representation of recommended signage and/or barriers

This document addresses the compliance of AT&T’s transmitting facilities independently and in relation 

to all collocated facilities at the site. 

Statement of Compliance 

A site is considered out of compliance with FCC regulations if there are areas that exceed the FCC 

exposure limits and there are no RF hazard mitigation measures in place. Any carrier which has an 

installation that contributes more than 5% of the applicable MPE must participate in mitigating these RF 

hazards. 

As presented in the sections below, based on worst-case predictive modeling, there are no modeled 

exposures on any accessible ground walking/working surface related to ATT’s proposed antennas that 

exceed the FCC’s occupational and/or general public exposure limits at this site.  

As such, the proposed AT&T installation is in compliance with FCC regulations upon proper installation 

of recommended signage and/or barriers.  

AT&T Recommended Signage/Compliance Plan 

AT&T’s RF Exposure: Responsibilities, Procedures & Guidelines document, dated October 28, 2014, 

requires that: 

1. All sites must be analyzed for RF exposure compliance;

2. All sites must have that analysis documented; and

3. All sites must have any necessary signage and barriers installed.

Site compliance recommendations have been developed based upon protocols presented in AT&T’s RF 

Exposure: Responsibilities, Procedures & Guidelines document, dated October 28, 2014, additional 

guidance provided by AT&T, EBI’s understanding of FCC and OSHA requirements, and common 

industry practice. Barrier locations have been identified (when required) based on guidance presented in 

AT&T’s RF Exposure: Responsibilities, Procedures & Guidelines document, dated October 28, 2014.  
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The following signage is recommended at this site: 

▪ Yellow CAUTION 2B sign posted at the base of the monotree near the climbing ladder.

The signage proposed for installation at this site complies with AT&T’s RF Exposure: Responsibilities, 

Procedures & Guidelines document and therefore complies with FCC and OSHA requirements. Barriers 

are not recommended on this site. To reduce the risk of exposure and/or injury, EBI recommends that 

access to the monotree or areas associated with the active antenna installation be restricted and 

secured where possible. More detailed information concerning site compliance recommendations is 

presented in Section 4.0 and Appendix B of this report. 
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1.0 FEDERAL COMMUNICATIONS COMMISSION (FCC) REQUIREMENTS 

The FCC has established Maximum Permissible Exposure (MPE) limits for human exposure to 

Radiofrequency Electromagnetic (RF-EME) energy fields, based on exposure limits recommended by the 

National Council on Radiation Protection and Measurements (NCRP) and, over a wide range of 

frequencies, the exposure limits developed by the Institute of Electrical and Electronics Engineers, Inc. 

(IEEE) and adopted by the American National Standards Institute (ANSI) to replace the 1982 ANSI 

guidelines. Limits for localized absorption are based on recommendations of both ANSI/IEEE and NCRP. 

The FCC guidelines incorporate two separate tiers of exposure limits that are based upon 

occupational/controlled exposure limits (for workers) and general public/uncontrolled exposure limits 

for members of the general public. 

Occupational/controlled exposure limits apply to situations in which persons are exposed as a 

consequence of their employment and in which those persons who are exposed have been made fully 

aware of the potential for exposure and can exercise control over their exposure. Occupational/ 

controlled exposure limits also apply where exposure is of a transient nature as a result of incidental 

passage through a location where exposure levels may be above general public/uncontrolled limits (see 

below), as long as the exposed person has been made fully aware of the potential for exposure and can 

exercise control over his or her exposure by leaving the area or by some other appropriate means. 

General public/uncontrolled exposure limits apply to situations in which the general public may be 

exposed or in which persons who are exposed as a consequence of their employment may not be made 

fully aware of the potential for exposure or cannot exercise control over their exposure. Therefore, 

members of the general public would always be considered under this category when exposure is not 

employment-related, for example, in the case of a telecommunications tower that exposes persons in a 

nearby residential area. 

Table 1 and Figure 1 (below), which are included within the FCC’s OET Bulletin 65, summarize the MPE 

limits for RF emissions. These limits are designed to provide a substantial margin of safety. They vary by 

frequency to take into account the different types of equipment that may be in operation at a particular 

facility and are “time-averaged” limits to reflect different durations resulting from controlled and 

uncontrolled exposures. 

The FCC’s MPEs are measured in terms of power (mW) over a unit surface area (cm2). Known as the 

power density, the FCC has established an occupational MPE of 5 milliwatts per square centimeter 

(mW/cm2) and an uncontrolled MPE of 1 mW/cm2 for equipment operating in the 1900 MHz frequency 

range. For the AT&T equipment operating at 850 MHz, the FCC’s occupational MPE is 2.83 mW/cm2 

and an uncontrolled MPE of 0.57 mW/cm2. For the AT&T equipment operating at 700 MHz, the FCC’s 

occupational MPE is 2.33 mW/cm2 and an uncontrolled MPE of 0.47 mW/cm2. These limits are 

considered protective of these populations. 

Table 1: Limits for Maximum Permissible Exposure (MPE) 

(A) Limits for Occupational/Controlled Exposure 

Frequency Range 

(MHz) 

Electric Field 

Strength (E) 

(V/m) 

Magnetic Field 

Strength (H) 

(A/m) 

Power Density (S) 

(mW/cm2) 

Averaging Time 

[E]2, [H]2, or S 

(minutes) 

0.3-3.0 614 1.63 (100)* 6 

3.0-30 1842/f 4.89/f (900/f2)* 6 

30-300 61.4 0.163 1.0 6 

300-I,500 -- -- f/300 6 

1,500-100,000 -- -- 5 6 
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(B) Limits for General Public/Uncontrolled Exposure 

Frequency Range 

(MHz) 

Electric Field 

Strength (E) 

(V/m) 

Magnetic Field 

Strength (H) 

(A/m) 

Power Density (S) 

(mW/cm2) 

Averaging Time 

[E]2, [H]2, or S 

(minutes) 

0.3-1.34 614 1.63 (100)* 30 

1.34-30 824/f 2.19/f (180/f2)* 30 

30-300 27.5 0.073 0.2 30 

300-I,500 -- -- f/1,500 30 

1,500-100,000 -- -- 1.0 30 

f = Frequency in (MHz) 

* Plane-wave equivalent power density

Based on the above, the most restrictive thresholds for exposures of unlimited duration to RF energy 

for several personal wireless services are summarized below: 

Personal Wireless Service 
Approximate 

Frequency 

Occupational 

MPE 
Public MPE 

Microwave (Point-to-Point) 5,000 - 80,000 MHz 5.00 mW/cm2 1.00 mW/cm2 

Broadband Radio (BRS) 2,600 MHz 5.00 mW/cm2 1.00 mW/cm2 

Wireless Communication (WCS) 2,300 MHz 5.00 mW/cm2 1.00 mW/cm2 

Advanced Wireless (AWS) 2,100 MHz 5.00 mW/cm2 1.00 mW/cm2 

Personal Communication (PCS) 1,950 MHz 5.00 mW/cm2 1.00 mW/cm2 

Cellular Telephone 870 MHz 2.90 mW/cm2 0.58 mW/cm2 

Specialized Mobile Radio (SMR) 855 MHz 2.85 mW/cm2 0.57 mW/cm2 

Long Term Evolution (LTE) 700 MHz 2.33 mW/cm2 0.47 mW/cm2 

Most Restrictive Frequency Range 30-300 MHz 1.00 mW/cm2 0.20 mW/cm2 

MPE limits are designed to provide a substantial margin of safety. These limits apply for continuous 

exposures and are intended to provide a prudent margin of safety for all persons, regardless of age, 

gender, size, or health. 
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Personal Communication (PCS) facilities used by AT&T in this area operate within a frequency range of 

700-1900 MHz. Facilities typically consist of: 1) electronic transceivers (the radios or cabinets) 

connected to wired telephone lines; and 2) antennas that send the wireless signals created by the 

transceivers to be received by individual subscriber units (PCS telephones). Transceivers are typically 

connected to antennas by coaxial cables. 

Because of the short wavelength of PCS services, the antennas require line-of-site paths for good 

propagation, and are typically installed above ground level. Antennas are constructed to concentrate 

energy towards the horizon, with as little energy as possible scattered towards the ground or the sky. 

This design, combined with the low power of PCS facilities, generally results in no possibility for 

exposure to approach Maximum Permissible Exposure (MPE) levels, with the exception of areas directly 

in front of the antennas. 

2.0 AT&T RF EXPOSURE POLICY REQUIREMENTS 

AT&T’s RF Exposure: Responsibilities, Procedures & Guidelines document, dated October 28, 2014, 

requires that: 

1. All sites must be analyzed for RF exposure compliance;

2. All sites must have that analysis documented; and

3. All sites must have any necessary signage and barriers installed.

Pursuant to this guidance, worst-case predictive modeling was performed for the site. This modeling is 

described below in Section 3.0. Lastly, based on the modeling and survey data, EBI has produced a 

Compliance Plan for this site that outlines the recommended signage and barriers. The recommended 

Compliance Plan for this site is described in Section 4.0. 

3.0 WORST-CASE PREDICTIVE MODELING 

In accordance with AT&T’s RF Exposure policy, EBI performed theoretical modeling using RoofMaster™ 

software to estimate the worst-case power density at the site ground-level and/or nearby rooftops 

resulting from operation of the antennas. RoofMaster™ is a widely-used predictive modeling program 

that has been developed to predict RF power density values for rooftop and tower telecommunications 

sites produced by vertical collinear antennas that are typically used in the cellular, PCS, paging and other 

communications services. Using the computational methods set forth in Federal Communications (FCC) 

Office of Engineering & Technology (OET) Bulletin 65, “Evaluating Compliance with FCC Guidelines for 

Human Exposure to Radiofrequency Electromagnetic Fields” (OET-65), RoofMaster™ calculates 

predicted power density in a scalable grid based on the contributions of all RF sources characterized in 

the study scenario. At each grid location, the cumulative power density is expressed as a percentage of 

the FCC limits. Manufacturer antenna pattern data is utilized in these calculations.  RoofMaster™ 

models consist of the Far Field model as specified in OET-65 and an implementation of the OET-65 

Cylindrical Model (Sula9). The models utilize several operational specifications for different types of 

antennas to produce a plot of spatially-averaged power densities that can be expressed as a percentage 

of the applicable exposure limit. 

For this report, EBI utilized antenna and power data provided by AT&T and compared the resultant 

worst-case MPE levels to the FCC’s occupational/controlled exposure limits outlined in OET Bulletin 65. 

The assumptions used in the modeling are based upon  information provided by AT&T and information 

gathered from other sources. Verizon also has antennas on a nearby monotree. Information about these 

antennas was included in the modeling analysis. 
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Based on worst-case predictive modeling, there are no modeled exposures on any accessible ground 

walking/working surface related to ATT’s proposed antennas that exceed the FCC’s occupational and/or 

general public exposure limits at this site.  

At the nearest walking/working surfaces to the AT&T antennas on the ground, the maximum power 

density generated by the AT&T antennas is approximately 34.63 percent of the FCC’s general public 

limit (6.93 percent of the FCC’s occupational limit). The composite exposure level from all carriers on 

this site is approximately 35.75 percent of the FCC’s general public limit (7.15 percent of the FCC’s 

occupational limit) at the nearest walking/working surface to each antenna.   

There are no modeled areas on the ground that exceed the FCC’s limits for general public or 

occupational exposure in front of the other carrier antennas.  

A graphical representation of the RoofMaster™ modeling results is presented in Appendix B. 

Microwave dish antennas are designed for point-to-point operations at the elevations of the installed 

equipment rather than ground-level coverage. Based on AT&T’s RF Exposure: Responsibilities, 

Procedures & Guidelines document, dated October 28, 2014, microwave antennas are considered 

compliant if they are higher than 20 feet above any accessible walking/working surface. There was 1 

AT&T microwave included in the modeling analysis. RoofMaster™ was used to calculate a worst-case 

prediction of the MPE at ground level and nearest walking surfaces for these microwave dish. The 

maximum power density at the nearest walking/working surfaces to the AT&T antennas generated by all 

carrier antennas, including microwaves and panel antennas, is discussed above. Power density estimates 

used for the microwave dish proposed for installation at this site are included in the Antenna Inventory. 
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4.0 RECOMMENDED SIGNAGE/COMPLIANCE PLAN 

Signs are the primary means for control of access to areas where RF exposure levels may potentially 

exceed the MPE. As presented in the AT&T guidance document, the signs must: 

▪ Be posted at a conspicuous point;

▪ Be posted at the appropriate locations;

▪ Be readily visible; and

▪ Make the reader aware of the potential risks prior to entering the affected area.

The table below presents the signs that may be used for AT&T installations. 

CRAN / HETNET Small Cell Decals / Signs Alerting Signs 

NOTICE 

DECAL 

TRILINGUAL 

NOTICE NOTICE 2 

NOTICE 

SIGN 

CAUTION 2 – 

ROOFTOP CAUTION 2A 

CAUTION 

DECAL 

CAUTION 2B - 

TOWER 

CAUTION 2C - 

PARAPETS 

CAUTION 

SIGN 

WARNING 1B WARNING 2A 
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Based upon protocols presented in AT&T’s RF Exposure: Responsibilities, Procedures & Guidelines 

document, dated October 28, 2014, and additional guidance provided by AT&T, the following signage is 

recommended on the site: 

▪ Yellow CAUTION 2B sign posted at the base of the monotree near the climbing ladder.

No barriers are required for this site. The signage is graphically represented in the Signage Plan 

presented in Appendix B. It is important to note that this Signage Plan is specific for AT&T antennas 

only, and does not address RF emissions of other carrier antennas.  

5.0 SUMMARY AND CONCLUSIONS 

EBI has prepared this Radiofrequency Emissions Compliance Report for the proposed AT&T 

telecommunications equipment at the site located at 4159 Costero Risco in San Clemente, California. 

EBI has conducted theoretical modeling to estimate the worst-case power density from AT&T antennas 

and other carrier antennas to document potential MPE levels at this location and ensure that site 

control measures are adequate to meet FCC and OSHA requirements, as well as AT&T’s corporate RF 

safety policies. As presented in the preceding sections, based on worst-case predictive modeling, there 

are no modeled exposures on any accessible ground walking/working surface related to ATT’s proposed 

antennas that exceed the FCC’s occupational and/or general public exposure limits at this site.  

To reduce the risk of exposure and/or injury, EBI recommends that access to the monotree or areas 

associated with the active antenna installation be restricted and secured where possible. Signage is 

recommended at the site as presented in Section 4.0 and Appendix B. Posting of the signage  brings the 

site into compliance with FCC rules and regulations and AT&T’s corporate RF safety policies. Workers 

or members of the general public accessing areas directly in front of the other carrier antennas should 

contact the carrier and/or landlord to determine appropriate setbacks or measures to safely occupy 

those areas. 

6.0 LIMITATIONS 

This report was prepared for the use of AT&T Mobility, LLC to meet requirements outlined in AT&T’s 

corporate RF safety guidelines. It was performed in accordance with generally accepted practices of 

other consultants undertaking similar studies at the same time and in the same locale under like 

circumstances. The conclusions provided by EBI are based solely on the information  provided by the 

client. The observations in this report are valid on the date of the investigation. Any additional 

information that becomes available concerning the site should be provided to EBI so that our 

conclusions may be revised and modified, if necessary. This report has been prepared in accordance 

with Standard Conditions for Engagement and authorized proposal, both of which are integral parts of 

this report. No other warranty, expressed or implied, is made. 
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Appendix A 

Personnel Certifications
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Preparer Certification 

I, Ian Burk, state that: 

▪ I am an employee of EnviroBusiness Inc. (d/b/a EBI Consulting), which provides RF-EME safety

and compliance services to the wireless communications industry.

▪ I have successfully completed RF-EME safety training, and I am aware of the potential hazards

from RF-EME and would be classified “occupational” under the FCC regulations.

▪ I am fully aware of and familiar with the Rules and Regulations of both the Federal

Communications Commissions (FCC) and the Occupational Safety and Health Administration

(OSHA) with regard to Human Exposure to Radio Frequency Radiation.

▪ I have been trained in on the procedures outlined in AT&T’s RF Exposure: Responsibilities,

Procedures & Guidelines document (dated October 28, 2014) and on RF-EME modeling using

RoofMaster™ modeling software.

▪ I have reviewed the data  provided by the client and incorporated it into this Site Compliance

Report such that the information contained in this report is true and accurate to the best of my

knowledge.
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Appendix B 

Compliance/Signage Plan 
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Nearest Walking Surface Simulation 

Existing Sign 

Proposed Sign 

Installed Sign 

Proposed CAUTION 

2B Sign at Base of 

Monotree 



 
 

1452 Edinger Ave   Tustin, CA  92780  877-231-5447 
 

To: John Ciampa  
Re: CLL01419 – Alternative Site Analysis Memo 
 

Alternative Site Analysis Memo 
 

The city requested we provide an alternative site analysis, below is an image of alternative 
locations that was analyzed and deemed infeasible.  
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In the below image you can see the current “gap-in-coverage” that AT&T would like to fill. Also 
known as “RF’s Objective”. RF’s Objective is to meet the area west of the water tank. 
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In the below Image you can see RF’s objective being met at our proposed location at an overall 
height of 22’. that the primary increase in coverage occurs along Camino Vera Cruz and north of 
Camino Del Rio. 
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The following below images you will a quick analysis of the alternative locations that is 
mentioned above, accounting for the same constraints and project parameters. 
 

 

 
 
ALT A - AT&T RF’s objective ring encompasses terrain like the original proposal (water tank 
location) and family residentials. Due to the underground nature of the water tank, they’re 
typically encumbered by restrictions to preserve the water infrastructure's integrity and 
operations. Construction here could compromise underground utilities and essential maintenance 
access, posing risks to the water supply system. Additionally, the water tank location drops about 



 
 

1452 Edinger Ave   Tustin, CA  92780  877-231-5447 
 

40’ in elevation and hypothetically AT&T will need a height requirement equal or greater to 
~62’ to meet its objective ring. As you can see above RF’s objective is partially met, just enough 
to provide coverage to the nominal number of adjacent homes.  
 

  

 
 
ALT B – located between a canyon. As you can see above RF Objection is not met. RF is being 
obstructed by the canyons to the east and west and sliver of coverage is touching only ~12 
homes. The elevation between the canyons is ~477’ vs. ~626.19’ at our proposed location. The 
difference between those numbers is the additional height needed to meet RF’s coverage 
(assuming the canyons are being cleared).  
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Additionally, there are topographical and ecological challenges; the terrain demands extensive 
grading and excavation, incurring high costs and potential environmental impacts, including soil 
erosion, habitat disruption, and alteration of the landscape. The complexity of the soil or rock 
composition in these areas poses additional technical hurdles, escalating construction difficulties 
and expenses. An array of undisturbed flora populates the area, which, if disturbed, could lead to 
environmental compliance flags due to the potential disruption of local ecosystems. 
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ALT C – this location is situated below the proposed water tank location between the park and 
single-family homes that is situated above two hills that are depicted similarly like a canyon. In 
addition to the obtrusiveness of this location, RF’s objective is being partially met but only 
narrowly to the west covering just an open field. The homes above the hill to the north, south, 
and the rest of the area to the west are not being covered. Similarly to ALT B, the elevation here 
is ~500’ vs. ~626.19’ at our proposed location. The difference between those numbers is the 
additional height needed to meet RF’s coverage (assuming the canyons are being cleared). 
Which will land in the viewshed of the homes situated above the hill.  
Additionally, there are topographical challenges; the terrain demands extensive grading and 
excavation, incurring high costs and potential environmental impacts, including soil erosion, 
habitat disruption, and alteration of the landscape. The complexity of the soil or rock 
composition in these areas poses additional technical hurdles, escalating construction difficulties 
and expenses. 
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ALT D – this location is situated on top of a hill but still below the homes that are located above 
the hill. Here RF’s objective is only being met for an open field and portion of the elementary 
school. The homes above and surroundings are not being touched by RF because they are located 
at a higher elevation. Similarly to ALT B and ALT C, the elevation here is ~489’ vs. ~626.19’ at 
our proposed location. The difference between those numbers is the additional height needed to 
meet RF’s coverage (assuming the canyons are being cleared). Which will land in the viewshed 
of the homes situated above the hill.  



 
 

1452 Edinger Ave   Tustin, CA  92780  877-231-5447 
 

Additionally, there are topographical challenges; the terrain demands extensive grading and 
excavation, incurring high costs and potential environmental impacts, including soil erosion, 
habitat disruption, and alteration of the landscape. The complexity of the soil or rock 
composition in these areas poses additional technical hurdles, escalating construction difficulties 
and expenses. 

In conclusion, the original location near the existing Verizon faux tree remains the most viable option. 
This site's proximity to existing structures offers a less intrusive solution, away from the viewshed of the 
homes, and meets the minimum requirements for AT&T RF's objectives. Building at the proposed 
location with a 22-foot faux tree minimizes visual impact while providing the necessary service coverage. 
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From: Fuentes, Candy
To: Tatich, Tamara
Subject: FW: Planning Commission Item 8b CUP 21-268 ATT at 4159 Costero Risco
Date: Wednesday, September 18, 2024 3:51:48 PM
Attachments: CUP 21 268 ATT.pdf

 
 
_______________________________________________
Candy Fuentes
Office Specialist, City Clerk
City of San Clemente
910 Calle Negocio | San Clemente, CA  92673
(949) 361-8200 | fuentesc@san-clemente.org
 

From: Mike Blackwell  
Sent: Wednesday, September 18, 2024 3:29 PM
To: Lightfoot, Jonathan <LightfootJ@san-clemente.org>; Cameron Cosgrove <CosgroveC@san-
clemente.org>
Cc: CityClerk Mail <CityClerk@san-clemente.org>
Subject: Planning Commission Item 8b CUP 21-268 ATT at 4159 Costero Risco
 
Hello Chair Cosgrove,
This message has been sent to the other members if the Planning Commission with blind copy to
avoid replies to all…
Regarding tonights meeting agenda, I’ve reviewed staffs report on the subject proposed
communications facility. Generally, the design and location meet the objectives for least visually
intrusive means. 
However, my only concern is that the electromagnetic frequency report provided by the applicant
does not include the cumulative effects of all service providers on the property e.g... Further, the
applicant is proposing a 4’ diameter microwave dish at just 14 feet above grade at approx. 649’
AMSL. This could potentially create a dangerous environment for human beings that may be within
the beam of the microwave dish along a pathway that ranges from 635’ up to 650’+ AMSL.
According to the site plan presented by the applicant, the dish will be shooting to a remote point
directly across or very near the walking path/drive path. 
Again, the proposed project appears to offer a design that is consistent with a previously approved
communication facility on the same property. However, there seems to be information missing from
the EMF report that addresses cumulative effects of all of the equipment, including the existing
facility as well as the microwave dish signal beam that will be shooting across or near the drive aisle
that will be used by people.
Please know that, even though the planning commission may be preempted for making a land use
termination based on potential impacts to human health, the planning commission could call
concern to the deficient material submitted and ask for more information that may not be available
at the time of the hearing that accurately depicts the project.  Further, questions could be directed
at the applicant regarding alternative designs that may be more suited for the location of the
proposed 4’ microwave dish. It should be noted that the beam of a microwave dish shooting toward
a human being at close range is potentially very dangerous…. Continuing this project once again to



allow sufficient time for all of the information to be provided so that a fully informed decision can be
made that best suits our community, would be greatly appreciated.
 
Thank you,  
Mike Blackwell 
San Clemente Resident
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