
 
 

 

DATE ISSUED: August 13, 2020 REPORT NO. PC-20-053 
  
HEARING DATE:              August 20, 2020 
 
SUBJECT: 9G TOWER SDP/NDP/CUP/TM, Process Four Decision 
 
PROJECT NUMBER: 649856 
 
OWNER/APPLICANT: 4 Lee Tenth LLC, Owner / Cisterra Partners LLC, Applicant 
 
SUMMARY 
 

Issue:  Should the Planning Commission approve a request for a  Site Development Permit 
(SDP), Neighborhood Development Permit (NDP), Conditional Use Permit (CUP), and 
Tentative Map (TM) for the construction of a 22-story, 253-foot tall mixed-use development 
comprised of 241 dwelling units (DU), 35,668 square feet (SF) of commercial space, and 243 
parking spaces (“Project”), including substantial alterations to a historical resource, five 
deviations from the development regulations, off-site alcoholic beverage sales, and the 
creation of seven commercial condominiums units, located at 659 Ninth Avenue on the 
south side of G Street between Ninth and Tenth avenues in the Downtown Community Plan 
(DCP) area (“Downtown”)? 

 
Staff Recommendation:  Approve SDP/NDP/CUP/TM No. 649856 for the Project. 

 
Community Planning Group Recommendation:  On January 15, 2020, the Downtown 
Community Planning Council (DCPC) voted 10-7 to recommend approval of the Project, 
including extending hours of off-site alcoholic beverage sales from 8:00 a.m. to 12:00 a.m. 
and the recommending the addition of more personal storage units in the Project. 
 
Historical Resources Board Recommendation: On July 23, 2020, the City of San Diego (“City”) 
Historical Resources Board (HRB) voted 8-0 to recommend that the Planning Commission 
adopt the findings and mitigation measures associated with the Project’s SDP for the 
substantial alteration of the designated historical resource, HRB Site No. 1355 – the Pacific 
Telephone and Telegraph Company Garage. 

 
Environmental Review:  Development within the Downtown Community Planning area is 
covered under the following documents, all referred to as the “Downtown FEIR”: Final 
Environmental Impact Report (FEIR) for the San Diego Downtown Community Plan, Centre 
City Planned District Ordinance, and 10th Amendment to the Centre City Redevelopment 
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Plan, certified by the former Redevelopment Agency (“Former Agency”) and the City Council 
on March 14, 2006 (Resolutions R-04001 and R-301265, respectively); subsequent addenda 
to the FEIR certified by the Former Agency on August 3, 2007 (Former Agency Resolution R-
04193), April 21, 2010 (Former Agency Resolution R-04510), and August 3, 2010 (Former 
Agency Resolution R-04544), and certified by the City Council on February 12, 2014 (City 
Council Resolution R-308724) and July 14, 2014 (City Council Resolution R-309115); and, the 
Final Supplemental Environmental Impact Report for the Downtown San Diego Mobility Plan 
certified by the City Council on June 21, 2016 (Resolution R-310561). Development within the 
Downtown Community Planning area is also covered under the following documents, all 
referred to as the “CAP FEIR”: FEIR for the City of San Diego Climate Action Plan (CAP), 
certified by the City Council on December 15, 2015 (City Council Resolution R-310176), and 
the Addendum to the CAP, adopted by the City Council on July 12, 2016 (City Council 
Resolution R-310595). The Downtown FEIR and CAP FEIR are both “Program EIRs” prepared 
in compliance with California Environmental Quality Act (CEQA) Guidelines Section 15168. 
The information contained in the Downtown FEIR and the CAP FEIR reflects the independent 
judgement of the City of San Diego as the Lead Agency. The Downtown FEIR and CAP FEIR 
are located on the City website. Consistent with best practices suggested by CEQA Guidelines 
Section 15168, a Downtown 15168 Consistency Evaluation (“Evaluation”) has been completed 
for the Project. The Evaluation concluded that the environmental impacts of the Project were 
adequately addressed in the Downtown FEIR and CAP FEIR; that the Project is within the 
scope of the development program described in the Downtown FEIR and CAP FEIR and is 
adequately described within both documents for the purposes of CEQA; and, that none of 
the conditions listed in CEQA Guidelines Section 15162 exist. Therefore, no further 
environmental documentation is required under CEQA. The Evaluation is attached to this 
staff report (Attachment 11) for informational purposes only; no action regarding the 
Evaluation is required by the decision maker. 

 
Fiscal Impact Statement:  None with this action. All costs associated with the processing of 
the Project are paid from the deposit account maintained by the Applicant. 

 
Code Enforcement Impact:  None. 

 
Housing Impact Statement:  The Project proposes the construction of a net increase of 241 
market-rate DU on a 25,061 SF site currently occupied by a commercial warehouse. The 
Project will comply with the Inclusionary Housing Ordinance by paying the in-lieu fee.  

 
BACKGROUND 
 
The Project site is located at 659 Ninth Avenue on the south side of G Street between Ninth and 
Tenth avenues (Attachment 1) in the East Village neighborhood of the DCP area and the 
Employment/Residential Mixed-Use land use district of the Centre City Planned District Ordinance 
(CCPDO). The site is by a mix of mid-to-high density residential and commercial land uses. Many 
Downtown amenities and attractions are located within walking distance of the site (Attachment 15, 
Sheet 4), including the Park & Market Trolley Station two blocks to the southeast, the future East 
Village Green Park three blocks to the east, and the Gaslamp Quarter four blocks to the west. 

https://www.sandiego.gov/planning/community/profiles/downtown/eirs
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The Project site is currently developed with a commercial warehouse building, originally constructed 
in 1932. The building  was designated as HRB Site No. 1355 on November 21, 2019 under Criterion A 
with a period of significance of 1932-1956 as a special element of the City’s economic development, 
revealing the increasing importance of the automobile as America’s favored method of private 
transportation from 1900-1956 and under Criterion C with a period of significance of 1932 as a good 
example of the Art Deco style.  The designation includes the 1946 addition constructed within the 
period of significance.  
 
The Project requires a Process 4 SDP for substantial alterations to a historical resource per San 
Diego Municipal Code (SDMC) Section 126.0505(d)(1). Substantial alteration of a designated 
historical resource means demolition, destruction, relocation, new construction, or alteration 
activities that would impair the significance of a historical resource. The SDP is needed because the 
redevelopment of the site cannot be determined to be consistent with the Secretary of the Interior’s 
Standards for Historical Properties due to the loss of original materials on the historic structure, 
including the removal of the 1946 addition, and the massing, size, scale and proportion of the 
proposed 21-story tower above the historical resource. 
 
The Project also requires a NDP for five deviations from the development regulations of the SDMC 
per Section 126.0404(p), a CUP for the sale off -site alcoholic beverage sales per Section 
156.0315(b)(1), and a TM for the creation of seven commercial condominium units per Section 
125.0410. Pursuant to Section 112.0103 of the SDMC, when an Applicant applies for more than one 
permit for a single development, the applications shall be consolidated for processing and shall be 
reviewed by a single decision maker. The decision maker shall act on the consolidated application at 
the highest level of authority for that development, and the findings required for approval of each 
permit shall be considered individually. The decision maker for this Project is the Planning 
Commission under a Process Four review. The decision is appealable to the City Council. 
 
DISCUSSION 
 
Project Description: 
 
The Project consists of a 22-story, 253-foot tall mixed-use development comprised of 241 DU and 
35,668 SF of commercial space on the ground and basement levels. The commercial space is 
contained within a historical resource, known as the Pacific Telephone and Telegraph Company 
Garage (HRB Site No. 1355), which will retain its historic façade, while the interior is proposed to be 
demolished and reconstructed to house a large-scale general merchandise retailer, containing a 
grocery component that includes the sale of alcoholic beverages for off-site consumption. Directly 
above the historical resource, the Project proposes five above-grade parking garage levels consisting 
of 243 parking spaces and 50 bicycle parking spaces. The upper 16 stories contain the 241 DU, which 
range in size from a 623 SF studio to a 1,951 SF three-bedroom unit. The Project provides residential 
amenities for residents on Level 7 and the rooftop, including 6,134 SF of outdoor common open 
space and 5,744 SF of interior common space. Personal storage units are proposed for 38% of the 
residential DU and balconies are provided for 56% of the residential DU. See the Project Data Sheet 
(Attachment 2) and Development Plans (Attachment 15) for full Project details. Additionally, the 
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Project requests a Tentative Map (TM) to create seven commercial condominium units on the single 
parcel. The TM is included as Attachment 14. 
 

The design of the Project exhibits a modern architectural aesthetic 
that incorporates a designated historical resource into the street-
level experience. The ground floor of the Project is characterized by 
the façade of the historical resource, which is being retained and 
restored. Modifications to the historical resource’s exterior include 
the removal of the 1946 addition and a portion of the façade on 
Tenth Avenue for a driveway.  In addition, doors will be added on 
two facades and storefront infill will be added at existing garage 
openings (Attachment 15, Sheets 26-28). A key design issue is the 
relationship between the historical resource and the new 
construction above it, including the transition to the five-level 
parking garage. To create visual interest on the expansive five-level 
façade of the parking garage, an arrangement of angled, flat, metal 
panels are proposed on a majority of the frontages, with a spandrel 
window wall system at the northwest corner (Attachment 15, Sheet 
21). The upper 16 levels containing the residential DU exhibits a 
rectangular massing comprised of primarily glazing. Concrete frames 

that run the height of the tower and balconies modulate the tower’s massing, while an offset rooftop 
level with a steel canopy creates an interesting transition to the sky (Attachment 15, Sheet 22).  
 
As part of the Project, five deviations from the development regulations of the SDMC are being 
requested, as described below. These deviations are primarily a result of the combined constraints 
of the relatively small lot size and the retention of the historical resource on-site. The staff’s draft 
findings for the NDP can be found in full in Attachment 4. 
 

1. Sec. 131.0454 – Personal Storage: Reduce the number of required personal storage areas 
from 100% of DU (241 DU) to 38% of DU (91 DU). 

2. Sec. 142.0560(j) – Driveway & Access Regulations: Reduce the minimum width required for 
the one-way driveway on Ninth Avenue width from 14 feet to 12 feet. 

3. Sec. 156.0310(d)(3)(A) – Tower Lot Coverage: Increase the allowable maximum tower lot 
coverage from 50% to 66%. 

4. Sec. 156.0310(d)(3)(B) – Tower Floor Plate: Increase the allowable maximum east-west tower 
floor plate dimension from 130 feet to 150 feet. 

5. Sec. 156.0311(d)(1) – Transparency: Reduce the minimum required ground level 
transparency of the Tenth avenue building façade from 60% to 40%. 

 
Community Plan Analysis: 
 
The Downtown Community Plan (DCP) envisions Downtown as a multi-use regional center with 
strong employment and residential components, targeting a residential buildout population of 
approximately 90,000 people with a market for a broad array of supporting stores and services with 
opportunities to live close to jobs and transit. The DCP implements the City of Villages strategies of 
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the City’s General Plan by directing growth in limited areas served by transit as an efficient use of 
urban land that reduces the need to develop outlying areas while creating opportunities for realistic 
alternatives to automobile travel. 
 
The Project is located within the East Village neighborhood of the DCP area, which was historically a 
mix of commercial, warehouse, light industrial, educational, and residential uses and has seen a 
number of mid- and high-rise developments in the last twenty years.  Ultimately, East Village is 
projected to grow to 46,000 residents. Various portions of East Village will have substantially 
different character, contributing to the eclecticism and interest of this neighborhood. The Northwest 
sub-district of this neighborhood, within which this Project is located, is envisioned as Downtown’s 
residential core that will yield Downtown’s highest-intensity residential-emphasis district. The 
Northwest’s many opportunity sites, location at the heart of Downtown, accessibility to transit, and 
distance from the airport overflight zone make it ideal for high-intensity building. 
 
While this part of the East Village neighborhood is envisioned to contain very high-intensity 
residential development to accommodate Downtown’s growth and population goals, the DCP also 
strongly encourages the preservation, rehabilitation, restoration, reconstruction, and retention of 
designated historical resources and their incorporation into new development projects, whether in 
whole or in part.  
 
The following are some key DCP Goals and Policies regarding both population and housing and 
historic preservation that are applicable to the Project: 
 

• 3.2-G-5: Maintain a range of development intensities to provide diversity, while  
 maintaining high overall intensities to use land efficiently and permit population  
 and employment targets to be met. 

• 3.5-G-2: Foster a rich mix of uses in all neighborhoods, while allowing differences in  
 emphasis on uses to distinguish between them. 

• 6.5-G-6: Develop Northwest as the most intensive residential area in concert with its  
  central location, transit access, and available redevelopment sites. 

• 6.5-G-8: Reinforce Northwest’s proximity to Downtown destinations as an essential  
  component of its character. 

• 9.1-G-1: Protect historical resources to communicate Downtown’s heritage. 
• 9.1-G-2: Encourage the rehabilitation and reuse of historical resources. 
• 9.2-G-1: Integrate historical resources into the Downtown fabric while achieving policies  

  for significant development and population intensification. 
• 9.2-P-1: Incorporate elements of historical buildings in new projects to impart heritage. 
• 9.2-P-3: Promote the adaptive reuse of intact buildings (designated or not) and/or  

  significant elements, as a cultural and suitability goal. 
 
Project-Related Issues: 
 
Conflicting DCP Goals: As described in the Community Plan Analysis, there are many goals of the 
DCP that apply to the Project in different ways. On one hand, the DCP has established a residential 
buildout population of approximately 90,000 people, including a target of 46,000 in the East Village 
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neighborhood alone. In pursuit of this goal, the Northwest sub-district of the East Village 
neighborhood is envisioned as the most intensive residential area, due to its central location nearby 
transit options, and many opportunities for redevelopment. This Project is one such opportunity. On 
a relatively small site (25,061 SF), the Project proposes a residential tower containing 241 DU, which 
equates to approximately 422 DU per acre. The Project is optimizing the use of the site by obtaining 
FAR Bonuses and requesting deviations from the development regulations of the CCPDO to 
maximize the buildable area, while maintaining a financially feasible project. 
 
One the other hand, the DCP strongly 
encourages protecting historical 
resources throughout Downtown in 
order to communicate the story of 
Downtown and preserve its unique 
character that it has developed over 
the last 150 years. To do so, it 
encourages the rehabilitation and 
reuse of historical resources and 
recommends incorporating historical 
resources into new projects. This 
Project also presents an opportunity to implement these historic preservation goals, with the 
presence of the historic Pacific Telephone and Telegraph Company Garage, original constructed in 
1932 and designated as a historical resource by the City’s HRB in 2019. With the retention and 
restoration of the original façade of the historical resource into the Project, it is advancing the 
historic preservation goals of the DCP. 
 
 While the DCP sets high population targets and goals for high-density neighborhoods, it also 
encourages projects to protect and integrate existing historic structures, which can be a major 
constraint for any new construction. Reconciling these conflicting DCP goals is a balance, which the 
Project has attempted to strike. It adds a high-density residential development consistent with the 
DCP, yet it substantially alters the historic integrity of the historical resource through the addition of 
a large tower above the historical façade with no setbacks even while maintaining the character-
defining architecture and street-level experience of the historical resource.  In order to provide the 
higher density, it requires deviations from the development regulations of the code that increase the 
overall massing of the building. Staff has closely analyzed this balance between DCP goals and 
believes that the Project reasonably advances these key applicable goals of the DCP and has 
prepared the findings to support the SDP (Attachment 4). 
 
Proposed Deviations: Two of the five requested deviations propose to increase the mass of the 
tower in order to maximize buildable area and the number of residential DUs in the Project. The 
Project proposes to increase the maximum tower lot coverage from 50% to 66% and increase the 
maximum east-west tower floor plate dimension from 130 feet to 150 feet (it should be noted that 
the CCPDO allows towers to exhibit a 200-foot dimension in the north/south direction, similar to the 
newly constructed Merian project two blocks to the east). As described in the DCP, the intent of 
these development regulations is to, “maximize open views of the sky and sun exposure for streets 
and public spaces” (DCP, 5.3-P-5). Additionally, appropriately scaled towers should have a good 
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relationship with surrounding development, create an inviting street-level experience for 
pedestrians, and improve the character of the neighborhood.  
 
According to the Applicant, the requested deviations are a result of cost efficiency measures 
designed to ensure the Project is financially feasible and able to secure the necessary financing. To 
achieve that, the deviations increase the amount of buildable area in order to maximize the number 
of DU. Another factor that drives the request for these deviations is the desire of the Applicant to 
keep the Project under 240 feet in height. As cited by the Applicant, buildings that exceed 240-feet 
necessitate a dual-frame structural system. With this different construction type, along with the 
other associated costs, the Applicant estimates that exceeding 240-feet in height would increase the 
construction costs of the Project by approximately $8 million. While Staff acknowledges that 
developments exceeding 240 feet in height have increased construction costs, there are a number 
of high-rise buildings in Downtown that surpassed this height, including seven projects completed in 
the last two years, three currently under construction, and three currently in plan check. When the 
Project was presented to DCPC, although they ultimately voted to support the Project by a 10-7 vote, 
significant concern was raised by members about these two deviations and the Applicant’s desire to 
keep the Project below 240 feet in height. 
 
In response to staff’s suggestion to address concerns and analyze the impact of the increased 
massing of the Project on the neighborhood if adjacent properties also developed with high-rise 
towers, the Applicant prepared a massing study (Attachment 7, Exhibit A). In it, two scenarios were 
modeled for the potential development of the remainder of the block with 1) a one-tower project on 
the remainder of the block and 2) two one-tower projects on each half of the remainder of the block. 
The Applicant demonstrated that in both scenarios, the potential projects can design buildings that 
maximize their buildable area while complying with the development regulations of the CCPDO.  
 

   
Scenario 1 (one site with one-tower project)  Scenario 2 (two sites with one-tower projects) 
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The Project makes efforts to address the increased mass of the building by adhering to the DDG 
direction on building tower design. The tower is designed with a majority of the facades composed 
of glazing (DDG, 4.5.4.F) and incorporates balconies and architectural projections to provide 
desirable elevation and composition variety (DDG, 4.5.4.E). Overall, the tower expresses variety, 
avoids monotony, and distinguishes different building volumes (DDG, 4.4.1.C) by employing multiple 
glazing colors, different materials, and concrete framing components that span the height of the 
tower. Considering the minimal impact of the massing on neighboring properties, the enhanced 
design, and the advancement of the population goals of the DCP, staff believes that these deviations 
are justified, as described further in the draft findings (Attachment 4). 
 
Off-Site Alcoholic Beverage Sales: The ground and basement levels of the Project are proposed to 
contain a large-scale general merchandise retail tenant, containing a grocery component. As part of 
this retail space, the Applicant is requesting the sale of alcoholic beverages for off-site consumption. 
Pursuant to SDMC Section 156.0315, any establishment within the Centre City Planned District 
engaged in the sale of alcoholic beverages for off-site consumption is required to obtain approval of 
a CUP and is subject to the following regulations: 
 

a) No wine or distilled spirits shall be sold in containers of less than 750 milliliters.  
b) No malt beverage products shall be sold in quantities of less than a six-pack of 12-ounce 

bottles or other containers totaling a minimum of 64 ounces.  
c) No alcoholic beverages shall be sold except between the hours of 10:00 a.m. and 10:00 p.m. 

 
Per Section 156.0315(b)(1)(D) of the CCPDO, the Applicant may request an exception to the standard 
hours in (C) above, which may be granted by the decision-maker at the public hearing. As part of the 
request, the Applicant is seeking an exception from the standard hours to allow off-site alcohol 
beverage sales to occur from 8:00 a.m. to 12:00 a.m. seven days a week (Attachment 6).  Historically, 
staff has not recommended approval of exceptions to the hours of off-site alcohol sales due to 
concerns that allowing alcohol sales to occur beyond the prescribed limits in the CCPDO will 
contribute to alcohol-related problems in the surrounding neighborhoods. However, exceptions 
have been granted for the following large-scale grocery stores: 
 

• Alberton’s; 655 14th Street; CUP 2006-56; 8:00 a.m. to 12:00 a.m., seven days a week 
• Jimbo’s; 92 Horton Plaza; CUP 2012-49; 8:00 a.m. to 10:00 p.m., seven days a week 

 
NOTE: Ralph’s at 101 G Street also has extended off-site alcoholic beverage sales hours; however, 
they are a previously conforming use that has operated with off-site alcoholic beverage sales prior 
to the requirement for a CUP. 
 
In the past, Civic San Diego supported the extended hours for these two establishments because the 
alcohol sales make-up a very small portion of the overall inventory of the store and a small display 
footprint in relation to the store as a whole. That, combined with the typical conditions of approval 
for off-site alcoholic beverage sales, including conditions concerning security and loitering, 
contributed to the limited support for the extended hours for certain establishments in the past. 
When this Project was presented to the DCPC in January, 2020, their recommendation included 



 

 
- 9 - 

support for extended hours of off-site alcoholic beverage sales from 8:00 a.m. to 12:00 a.m., based 
on the characterization of the store that is consistent with the stores receiving past approvals for 
extended hours, Alberton’s and Jimbo’s. 
 
The San Diego Police Department (SDPD) also reviewed the Project and provided a letter of 
recommendation to approve the Project with conditions; however, the SDPD does not support 
extended hours of off-site alcoholic beverage sales beyond the standard 10:00 a.m. to 10:00 p.m. or 
the sales of distilled spirits, as is permitted with a CUP in Section 156.0315(b)(1)(a) of the CCPDO 
subject to restrictions on container size. SDPD’s recommendation cites an overconcentration of off-
sale alcohol licenses in Downtown that they say contributes to a high crime and alcohol rate in the 
area. Their recommended conditions are reflected in the Draft Permit (Attachment 5) and can be 
read in full in Attachment 9. Despite the SDPD recommended conditions, the Applicant requests 
consideration by the Planning Commission of extended hours of alcoholic beverage sales from 8:00 
a.m. to 12:00 a.m. consistent with other large-scale retailers, and the ability to sell distilled spirits, as 
detailed in their letter included as Attachment 6. 
 
Conclusion: 
 
City staff has reviewed the proposed Project and all issues identified through the review process 
have been resolved in conformance with adopted policies and regulations of the SDMC. Staff has 
provided draft findings to support approval of the Project (Attachment 4) and draft conditions of 
approval (Attachment 5). Staff recommends that the Planning Commission approve 
SDP/NDP/CUP/TM No. 649856 for the Project. 
 
ALTERNATIVES 
 
1. Approve SDP/NDP/CUP/TM No. 649856, with modifications. 
 
2.  Approve SDP/NDP/CUP/TM No. 649856, with modifications, including allowing the sale of 

distilled spirits and extending the standard hours of off-site alcoholic beverage sales to 
between 8:00 A.M. and 12:00 A.M. Pursuant to Section 156.0315(b)(1)(D) of the SDMC, if the 
Planning Commission wishes to grant the request for extended off-site alcoholic beverage 
hours, the following two findings must be made: 

  
 a. The request for an exception was provided in the public notice for the hearing; and 
 b. The proposed use and operations are compatible with existing and planned  
  surrounding land uses. 
 
3. Deny SDP/NDP/CUP/TM No. 649856, if the findings required to approve the Project cannot 

be affirmed. 
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Respectfully submitted, 
 
 
____________________________________  _________________________ __________ 
James Alexander    Brad Richter  
Program Manager    Deputy Director 
Urban Division     Urban Division 
 
Attachments:  
1. Project Location Map 
2. Project Data Sheet 
3. Ownership Disclosure Statement 
4. Draft Permit Resolution with Findings 
5. Draft Permit with Conditions 
6. Applicant-submitted Request Letter 
7. Applicant-submitted Draft Findings 
8. Applicant-submitted Economic Analysis 
9. Historic Treatment & Monitoring Plan 
10. SDPD Recommendation 
11. Downtown FEIR Consistency Evaluation & MMRP 
12. Draft TM Resolution with Findings 
13. Draft TM Conditions 
14. Tentative Map 
15. Development Plans dated July 20, 2020 



ATTACHMENT 1 
 
 

PROJECT LOCATION MAP 
9G – PROJET NO. 649856 
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ATTACHMENT 2 
PROJECT DATA SHEET 

9G – PROJECT NO. 649856 

 Site Area  25,061 SF 
Base Min. FAR 
Base Max. FAR 
Max. FAR w/Amenity Bonuses 
Max. FAR w/Affordable Housing Bonus 
No Deviations to Height or Setbacks 

3.5 
6.0 
20.0 
23.0 
23.6 

Proposed FAR 11.14 
FAR Bonuses Proposed 2.14 – FAR Payment Program 

2.0 – Three Bedroom Bonus 
1.0 – Green Building Bonus  

Total Above-Grade Gross Floor Area 279,232 SF 
Stories/Height 22 stories  / 253 feet 
Number of Dwelling Units 241 
Amount of Commercial Lease Space 35,668 SF 
Housing Units Summary 
     Total 
     Studios 
     1 Bedroom 
     2 Bedroom 
     3 Bedroom 

# Size Range Average Size 
241   
60 623 – 663 SF 639 SF 

119 766 – 1,037 SF 828 SF 
30 1,203 – 1,269 SF 1,208 SF 
32 1,322 – 1,951 SF 1,430 SF 

 

Number of Buildings over 45 Years Old 1 - Pacific Telephone and Telegraph Company 
Garage, HRB Site No. 1355 (constructed in 1932) 

Inclusionary Affordable Housing 
Compliance 

Payment of Inclusionary Housing Fee ($12.73/SF) 
Estimated Payment: $2,786,915 ($11,564/DU) 

Parking Spaces 
      Automobile Parking 
      Motorcycle Parking 
       
      Bicycle Parking 

(Required/Proposed) 
36 / 243 (0 spaces/DU; 1 space/1,000 SF commercial) 
23 / 28 (1 space/10 residential spaces provided; 1  
              space/20 commercial spaces required) 
52 / 53 (1 space/5 DU;1 short-term and 1 long-term   
              space/20 commercial spaces)  

Common Indoor Space  Required:  500 SF 
Proposed: 5,744 SF 

Common Outdoor Open Space  Required:  3,759 SF 
Proposed: 6,134 SF 

Private Open Space (Balconies & Decks) Required:  121 DU (50% of DU)   
Proposed: 136 DU (56% of DU) 

Pet Open Space Required:  200 SF 
Proposed: 440 SF 

Residential Storage Areas Required:  240 cubic feet for 100% of DU (241 DU) 
Proposed: 240 cubic feet for 38% of DU (91 DU) 

Assessor's Parcel Nos. 535-136-01-00 
Sustainability  LEED Silver certification 



ATTACHMENT 3

so) 
City of San Diego FORM 
Development Services Ownership Disclosure 

DS-318 1222 First Ave., MS 302 Statement San Diego, CA 92101 
(619) 446-5000 

October 2017 

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

,___ 

Project Title: 9G Tower Project No. For City Use Only: 

Project Address: 659 9th Ave. 

San Diego. CA 92101 

Specify Form of Ownership/Legal Status (please check): 

□ Corporation l!!I Limited Liability -or- □ General - What State? CA Corporate Identification No. 200928510123 

O Partnership O Individual 

By signing the Ownership Disclosure Statement, the owner{s) acknowledge that an application for a permit, map or other matter will be filed 
with the City of San Diego on the subject property with the intent to record an encumbrance against the property. Please list below the 
owner(s), applicant(s), and other financially interested persons of the above referenced property. A financially interested party includes any 
individual, firm, co-partnership, joint venture, association, social club, fraternal organization, corporation, estate, trust, receiver or syndicate 
with a financial interest in the application. If the applicant includes a corporation or partnership, include the names, titles, addresses of all 
individuals owning more than 10% of the shares. If a publicly-owned corporation, include the names, titles, and addresses of the corporate 
officers. (A separate page may be attached if necessary.) If any person is a nonprofit organization or a trust, list the names and addresses of 
~ person serving as an officer or director of the nonprofit organization or as trustee or beneficiary of the nonprofit organization. 
A signature is required of at least one of the property owners. Attach additional pages if needed. Note: The applicant is responsible for 
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PLANNING COMMISSION 
RESOLUTION NO.  __________  

 
SITE DEVELOPMENT PERMIT/NEIGHBORHOOD DEVELOPMENT PERMIT/CONDITIONAL USE PERMIT 

9G - PROJECT NO. 649856 
 

WHEREAS, 4 LEE TENTH, LLC, Owner, and CISTERRA PARTNERS, LLC, Permittee, filed an 

application with the City of San Diego for a permit to construct a 22-story, 253-foot tall mixed-use 

development comprised of 241 dwelling units (DU), 35,668 square feet (SF) of retail space, and 243 

parking spaces for a project known as 9G (“Project”), (as described in and by reference to the 

approved plans on file at the City of San Diego and corresponding conditions of approval for the 

associated Permit No. 649856), on a 25,061 square-foot site; 

WHEREAS, the Project site is located at 659 Ninth Avenue in the Employment/Residential 

Mixed-Use (ER) land use district of the Centre City Planned District Ordinance (CCPDO) and the East 

Village neighborhood of the Downtown Community Plan (DCP) area; 

WHEREAS, the project site is legally described as Lots A, B, C, K, and L in Block 83 OF Horton’s 

Addition in the City of San Diego, County of San Diego, State of California, according to map thereof 

on file in the Office of the County Recorder of San Diego County; 

WHEAREAS, development within the Downtown Community Planning area is covered under 

the following documents, all referred to as the “Downtown FEIR”: Final Environmental Impact Report 

(FEIR) for the San Diego Downtown Community Plan, Centre City Planned District Ordinance, and 

10th Amendment to the Centre City Redevelopment Plan, certified by the former Redevelopment 

Agency (“Former Agency”) and the City Council on March 14, 2006 (Resolutions R-04001 and R-

301265, respectively); subsequent addenda to the FEIR certified by the Former Agency on August 3, 

2007 (Former Agency Resolution R-04193), April 21, 2010 (Former Agency Resolution R-04510), and 

August 3, 2010 (Former Agency Resolution R-04544), and certified by the City Council on February 

12, 2014 (City Council Resolution R-308724) and July 14, 2014 (City Council Resolution R-309115); 
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and, the Final Supplemental Environmental Impact Report for the Downtown San Diego Mobility 

Plan certified by the City Council on June 21, 2016 (Resolution R-310561). Development within the 

Downtown Community Planning area is also covered under the following documents, all referred to 

as the “CAP FEIR”: FEIR for the City of San Diego Climate Action Plan (CAP), certified by the City 

Council on December 15, 2015 (City Council Resolution R-310176), and the Addendum to the CAP, 

adopted by the City Council on July 12, 2016 (City Council Resolution R-310595).  The Downtown FEIR 

and CAP FEIR are both “Program EIRs” prepared in compliance with California Environmental Quality 

Act (CEQA) Guidelines Section 15168.  The information contained in the Downtown FEIR and the CAP 

FEIR reflects the independent judgement of the City of San Diego as the Lead Agency and has been 

reviewed and considered by the decision maker before approving the project. Consistent with best 

practices suggested by CEQA Guidelines Section 15168, a Downtown 15168 Consistency Evaluation 

(“Evaluation”) has been completed for the project.  The Evaluation concluded that the environmental 

impacts of the project were adequately addressed in the Downtown FEIR and CAP FEIR; that the 

project is within the scope of the development program described in the Downtown FEIR and CAP 

FEIR and is adequately described within both documents for the purposes of CEQA; and, that none 

of the conditions listed in CEQA Guidelines Section 15162 exist.  Therefore, no further environmental 

review is required under CEQA; 

WHEREAS, on August 20, 2020, the Planning Commission of the City of San Diego considered 

SDP/NDP/CUP No. 649856 pursuant to the Land Development Code (LDC) of the City of San Diego; 

and  

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

following findings with respect to SDP/NDP/CUP No. 649856: 

A. SITE DEVELOPMENT PERMIT [San Diego Municipal Code (SDMC) Section 126.0505] 

1. Findings for all Site Development Permits: 
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a. The proposed development will not adversely affect the applicable land use 
plan. 

The applicable land use plans for this site are the DCP and the CCPDO, which is 
located in the Northwest sub-district of the East Village neighborhood of the DCP and 
the Employment/Residential Mixed-Use (ER) district of the CCPDO. The Project 
proposes 241 residential DU and 35,668 SF of commercial/retail space. Both multi-
family residential and retail land uses are permitted in the ER District, which provides 
a transition between the Core District and residential neighborhoods and allows a 
variety of uses that includes offices, hotels, educational, and medical facilities. The 
Project proposes a Floor Area Ratio (FAR) of 11.14, where the Base Maximum 
identified in the CCPDO is 6.0 and can be increased up to 20.0 with the CCPDO FAR 
Bonus Programs, which the Project is utilizing by providing three-bedroom DUs for 
an additional 2.0 FAR, achieving LEED Silver certification for 1.0 FAR, and purchasing 
1.14 FAR. With a FAR of 11.14, the Project complies with the allowable FAR 
established in the CCPDO. The development regulations of the CCPDO regulate the 
urban form of the Project. Five deviations from the development regulations are 
proposed by the Project, including reducing the storage requirement, increasing the 
tower lot coverage, increasing the tower floor plate dimension, reducing the 10th 
Avenue transparency requirement, and reducing a Ninth Avenue driveway width. 
Deviations from the SDMC are permitted with approval of a NDP pursuant to Section 
126.0404 and the applicable findings therein. The NDP findings for the deviations 
can be found in Section B below. With approval of the NDP for the deviations, the 
Project is consistent with the CCPDO. 

The DCP states that the Northwest sub-district should develop as the most intensive 
residential area in concert with its central location, transit access, and available 
redevelopment sites (DCP, 6.5-G-6) to contribute to an ultimate East Village 
population target of 46,000. The Project proposes a 241-DU residential tower with a 
total FAR of 11.14 on a 25,061 SF site. This is a dense project as the residential DU 
totals roughly 422 DU per acre on this approximately half-acre site, where over 
35,000 SF of commercial space and 243 parking spaces are also provided. The mix of 
uses is also consistent with the DCP’s goal of fostering a rich mix of uses in all 
neighborhoods (DCP, 3.5-G-2). The placement of the approximately 35,000 SF 
commercial space, anticipated to contain a large-scale, general merchandise retailer, 
which will become an attraction itself, is appropriate for its location due to its close 
proximity to Downtown attractions like the Gaslamp Quarter and Petco Park, as well 
as transit access at the Park & Market Trolley Station and Market Street bus stops, 
which is consistent with the DCP goal for the Northwest sub-district to reinforce its 
close proximity to Downtown destinations (DCP, 6.5-G-8). 

With 241 DUs on a 25,061 SF site, the Project is providing a high-intensity land use 
that is consistent with a dense, urban, Downtown environment and the goals of the 
DCP for high overall intensities that use land efficiently in order to meet employment 
and population targets (DCP, 3.2-G-5), while utilizing an existing on-site historical 
resource. Historic Preservation is addressed in Chapter 9 of the DCP and states that 
locally designated resources are to be retained on-site whenever possible and that 
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“Partial retention, relocation or demolition of a resource shall only be permitted 
through applicable City procedures,” that are outlined in SDMC Section 143.02 
“Historical Resources Regulations.” Substantial alteration of a designated historical 
resource means demolition, destruction, relocation, new construction, or alteration 
activities that would impair the significance of a historical resource. The Applicant 
proposes to demolish the interior of the historical resource, retain the existing 
historic façade, and construct a 21-story, 253-foot tall mixed-use development above 
it, comprised of 241 dwelling units. The interior of the historic structure on the 
ground floor, as well as one new basement level, will contain a combined 
approximately 35,668 SF of commercial retail space. Directly above the historical 
resource is proposed to be five parking garage levels. The redevelopment of the site 
cannot be determined to be consistent with the Secretary of the Interior’s Standards 
for Historical Properties due to the loss of original materials on the historic structure, 
including the removal of the 1946 addition, and the massing, size, scale and 
proportion of the proposed tower. Therefore, the proposed redevelopment and 
reuse of the Resource is, by definition, a substantial alteration requiring an SDP, 
consistent with SDMC Section 143.0251. The Planning Commission must make all the 
findings in SDMC Sections 126.0505(a) and 126.0505(i) before construction can 
occur. Therefore, the processing of this SDP complies with and will not adversely 
affect the applicable land use plan.  

The goals and policies of the DCP generally stipulate that historical resources should 
be retained on-site and integrated into the Downtown fabric in a way that 
contributes to the achievement of the goals for significant development and 
population intensification (DCP, 9.2-G-1). The proposed development will serve to 
add 241 DU to a currently underutilized site, providing the desired density, while at 
the same time, retaining and restoring a historical resource on-site, consistent with 
the DCP goals of protecting historical resources to communicate Downtown’s 
heritage (DCP, 9.1-G-1). Slight modifications are proposed to the historical resource 
itself to accommodate the proposed development, including demolition of the 1946 
addition and a portion of the façade on Tenth Avenue for a one-way driveway, the 
addition of doors on two frontages, and storefront infill on existing garage openings; 
however, overall these modifications are very limited in order to maintain as much of 
the historic integrity of the resource as possible.  The DCP encourages the 
rehabilitation and reuse of historical resources (DCP, 9.1-G-2) and the incorporation 
of elements of historical buildings into new projects (DCP, 9.2-P-1), as is proposed 
with the integration and restoration of the historical façade into the Project, which 
will contain the 35,000 SF commercial space. With compliance with the CCPDO and 
advancement of the goals of the DCP, the proposed development will not adversely 
affect the applicable land use plan. 

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

The granting of the SDP and approval of the Project will not have a detrimental 
impact to the public health, safety, and general welfare. The Project is consistent with 
the plans for the East Village neighborhood as envisioned in the DCP by guiding the 
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Northwest quadrant’s evolution as an intense residential area by utilizing its central 
location and making an efficient use of a site with a historical resource. The Project 
will adaptively reuse the currently underutilized historical resource with an active 
commercial land use that, along with the addition of new residents, will contribute to 
the neighborhood’s vitality. Therefore, because the Project will improve the existing 
condition of the site and neighborhood by advancing the vision of the DCP, the 
proposed development will not be detrimental to the public health, safety, and 
welfare. 

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

The requested historical resource deviation will allow for the substantial alteration of 
a designated historical resource, the Pacific Telephone and Telegraph Company 
Garage (HRB Site No. 1355) by constructing 21 levels above it. The DCP encourages 
both the retention and reuse of historical resources on-site, as well as the 
maximization of intensities in the Downtown area. Per the CCPDO, the Base 
Maximum FAR of the site is 6.0, which the Project is exceeding through the use of 
CCPDO FAR Bonus programs, while at the same time retaining and restoring the 
historical resource. With approval of the SDP to allow the new construction above 
the historical resource and other modifications, including demolition of the 1946 
addition, including the SDP Supplemental Findings included in Section 2 below, as 
well as a NDP for deviations from the development regulations of the CCPDO (the 
findings for which are included in Section B of this resolution), the proposed 
development will comply with all regulations of the LDC. 

2. Supplemental Findings – Historical Resources deviation for Substantial 
Alteration of a Designated Historical Resource or Within a Historical District: 

a. There are no feasible measures, including a less environmentally damaging 
alternative, that can further minimize the potential adverse effects on the 
designated historical resource or historical district. 

 
The historical resource was designated because it was deemed to be a special 
element of the City’s economic development as an example of America’s emerging 
automobile industry in the first half of the 20th century. The historical resource was 
also designated for its retention of character defining features of the Art Deco style, 
including its smooth wall surfaces, flat roof, vertical projections above the roofline, 
fluted pilasters, geometric detailing, and metal windows. 

 
The proposed Project (Base Project) retains the existing façade of the historical 
resource, adds a basement level below and 21 levels above the historical resource, 
including five levels of parking, with no setback from the existing facade. 
Modifications to the existing façade that cannot be determined to be consistent with 
the Secretary of the Interior’s Standards for Treatment of Historic Properties include 
removal of the existing roof, the slab on grade, the 1946 addition, and a portion of 
the façade on Tenth Avenue for a driveway.  In addition, doors will be added on two 
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facades and storefront infill will be added at existing garage openings. The 
construction of the 21 levels above the historical resource also cannot be 
determined to be consistent with the Secretary of Interior’s Standards due to the 
proposed massing, size, scale and proportion of the tower.  
 
The Applicant retained the London Moeder Advisors (LMA) to conduct an economic 
analysis to evaluate five alternatives for potential feasible measures to lessen the 
impact of the Project on the historical resource. The most important variables 
studied in the alternatives analysis were 1) the amount of setback of the tower from 
the façade of the historical resource and 2) height because these components 
comprise the primary adverse impacts to the historical resource. All alternatives 
retained either the whole historical resource or its original facades.  The following 
five alternatives were evaluated for their respective Internal Rate of Return (IRR) and 
Yield of Cost (YOC) versus that of the Base Project, which is summarized in the table 
below: 

 

Alternative 
Historic 

Structure 
Additions 

Setbacks 
from 

Existing 
Facade 

Dwelling 
Units 

Retail 
Square 
Footage 

Parking 
Spaces 

Base 
Project 

Retain 
existing 
facade 

1 basement 
level, 5 
parking levels, 
16 residential 
levels 

None 241 34,000 276 

1 
Rehabilitate 
existing 
structure 

None N/A 0 22,000 0 

2 
Retain 
existing 
facade 

1 basement 
level, 1 parking 
level (open air) 

N/A 0 34,000 34 

3 
Retain 
existing 
facade 

1 basement 
level, 5 parking 
levels, 10 
residential 
levels 

15’ on 
each 
street 

155 34,000 189 

3B 
Retain 
existing 
facade 

1 basement 
level, 5 parking 
levels, 16 
residential 
levels 

15’ on 
each 
street 

227 34,000 189 

4 
Retain 
existing 
facade 

5 subterranean 
parking levels, 
1 extra retail 
level, 11 
residential 
levels 

5’ on level 
above 

existing 
façade, 15’ 
for tower 

168 34,000 202 
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The LMA analysis concluded that the three alternatives that exhibit tower setbacks 
above the historical resource, and thus had less impact on the historical resource, 
are not economically feasible due to their failure to meet the minimum IRR and YOC 
needed to achieve project financing (see Finding c below).  The LMA analysis 
concluded that the Base Project, which provides no setbacks for the 21-story tower 
above the historical resource, was the option that best balanced economic feasibility 
with preservation of the historical resource.  Therefore, there are no feasible 
measures, including a less environmentally damaging alternative, other than the 
Base Project that can further minimize the potential adverse effects on the 
designated historical resource or historical district. 

 
b. The deviation is the minimum necessary to afford relief and accommodate the 

development and all feasible measures to mitigate for the loss of any portion 
of the historical resource have been provided by the applicant. 

 
While the addition of 21 stories of new construction containing 241 DU and 243 
parking spaces immediately above the historical resource will result in substantial 
alterations to the historical resource, the proposed Project will take steps to mitigate 
this impact. Historical resource mitigation measures have been developed and 
adopted within the Downtown Final Environmental Impact Report (Downtown FEIR), 
with which the Project has been evaluated against and deemed consistent. The 
Mitigation Monitoring and Reporting Program (MMRP) for the Downtown FEIR 
requires the implementation of a documentation program submitted to City Historic 
Resources Division staff for review and approval, a pre-construction meeting, 
implementation of the Treatment Plan and monitoring to ensure appropriate 
execution of the plan. Additionally, the historical resource was documented through 
the measured drawings and photography consistent with the Historical American 
Building Survey (HABS).  A copy of this documentation will be archived with the City 
and other depositories as outlined in the MMRP.  

 
The proposed Project rehabilitates the existing façade and minimizes the need for 
modifications to the historic façade, utilizing existing openings and maintaining the 
character-defining architectural features called out in the designation, with the 
exception of the removal of the 1946 addition along Ninth Avenue and the alteration 
to the 1932 façade on 10th Avenue for the driveway. These modifications are a result 
of the need for vehicular access for the site and the constraints of the presence of 
the original 1932 structure and lot size, limiting the available locations for driveways. 
Each driveway is one-way and the ingress driveway on Tenth Avenue is the minimum 
width allowed per City standards. The Project proposes a deviation for the on-way 
egress driveway on Ninth Avenue of 12 feet from the City standard of 14 feet, as 
described in subsequent sections below. 

 
The construction of the 21 levels above the historical resource contributes to the loss 
of historic context; however, the economic analysis concluded that the Base Project 
was the only economically feasible alternative. In the Base Project, while no setbacks 
are provided between the existing façade and the new construction above, the 
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design of the new building incorporates a horizontal distinction between the historic 
façade and new construction through the use of materials and color. The first 4’-10” 
to 7’-11” (depending on height of parapet) of new wall above the historical resource 
is behind the face of the existing façade (one foot) and is comprised of dark gray 
metal panels intended to create negative space to help the historical resource 
appear as an independent component that is separate from the new construction 
above comprised of angled metal panels and spandrel glazing. The lack of setbacks 
allows for the maximization of buildable floor area on the lot, which allows for the 
number of DU and parking spaces to make the Project economically feasible project, 
as demonstrated in the LMA analysis, while at the same time retaining the historical 
resource on-site consistent with the DCP Goals and Policies. Therefore, the Project is 
designed with the minimum necessary deviation to afford relief to and 
accommodate the project and reasonable, feasible measures to mitigate the impact 
to the historical resource are proposed. 

 
c. The denial of the proposed development would result in economic hardship to 

the owner. For purposes of this finding, “economic hardship” means there is no 
reasonable beneficial use of the property and it is not feasible to derive a 
reasonable economic return from the property. 

 
The LMA analysis used the IRR and YOC as measures to determine the economic 
feasibility of each alternative. As stated in the report, the typical IRR for rental 
housing project ranges from 13-15%; anything less would struggle to attract 
investors and achieve project financing. The YOC spread over existing cap rates is 
required to be 1.5% for redevelopment; therefore, if cap rates are approximately 4% 
for residential projects and 6% for retail projects, the targeted YOC is 5.5% and 7.5%, 
respectively, for a project to be economically feasible and to qualify for project 
financing. The table below summarizes the conclusions of the LMA analysis for each 
alternative: 

 

Alternative 
IRR 

Min: 13-15% 
YOC 

Max: 5.5-7.5% 
Base 16.5% 5.6% 

1 9.2% 3.9% 
2 -4.2% 3.4% 
3 7.2% 4.7% 

3B 10.2% 4.7% 
4 -6% 3.9% 

  
The LMA Analysis concluded that, in order to retain the historical resource, only the 
Base Project is economically feasible, as the five alternatives fail to meet the 
minimum IRRs and YOCs to successfully attract investors and achieve project 
financing. Therefore, denial of the Project would result in economic hardship to the 
owner because there is no reasonable beneficial use of the property that does not 
require complete redevelopment in order to derive a reasonable economic return 
from the property. 
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B. NEIGHBORHOOD DEVELOPMENT PERMIT [SDMC Section 126.0404] 

1. Findings for all Neighborhood Development Permits: 

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

The proposed Project is consistent with the objectives of the DCP, CCPDO, and the 
Downtown Design Guidelines (DDG). The Project advances the goals and policies of 
the DCP by contributing to the orderly growth of the East Village neighborhood with 
the construction of a mixed-use development with both residential and commercial 
uses, which adds to the balance of uses in Downtown and advances the goal of the 
making the Northwest sub-district of the East Village neighborhood the most  intense 
residential area (DCP, 6.5-G-6). Specifically, the Project is adding 241 residential DU 
and approximately 35,668 SF of commercial space, providing a neighborhood 
amenity for surrounding residents and taking advantage of the site’s central location 
near transit and other Downtown attractions, per the DCP (DCP, 6.5-G-6 and 6.5-G-8). 
With the 25,061 SF lot size and the high-intensity of the site with 241 DU, 35,000 SF of 
commercial space, 243 parking spaces, and a historical resource, the Project 
provides the desired diversity and mix of uses, while also contributing to high overall 
intensities in Downtown and using land efficiently to advance the population and 
employment targets of the DCP (DCP, 3.2-G-5). 
 
The Project is designed at a scale that is similar to other existing buildings in the 
nearby vicinity, such as the 23-story Strata and 33-story The Mark to the south, and 
the newly constructed 34-story The Merian one block to the east. In the CCPDO, 
residential and commercial/retail uses are permitted land uses in the ER land use 
district. Per the DDG, the Project utilizes architectural articulations, provides street 
level activation, and uses high-quality materials. The building’s massing is modulated 
through the use of glazing, concrete framing elements, rooftop off-set planes, and 
varying materials around the Project, which provide visual interest and architectural 
variation. At the street-level, the existing historic Pacific Telephone and Telegraph 
Company Garage (HRB Site No. 1355) is being retained, restored, and reused on the 
ground floor with a commercial/retail use that will serve as a neighborhood amenity 
and an active use that engages pedestrians. Standing in contrast to the historic 
façade at the ground floor, the tower of the Project makes use of a variety of high-
quality materials to help break up the massing.  

Five deviations from the development regulations are proposed by the Project, 
including reducing the storage requirement, increasing the tower lot coverage, 
increasing the tower floor plate dimension, reducing the 10th Avenue transparency 
requirement, and reducing a Ninth Avenue driveway width. As an in-fill/sustainable 
project in a mixed-use zone (See Finding B.2 below), deviations from the SDMC are 
permitted with approval a NDP pursuant to Section 126.0402(p). With approval of the 
NDP, the Project is consistent with the CCPDO. As a consolidated Project per Section 
112.0103, the Planning Commission must make all the Findings in SDMC Sections 
126.0404(a) and 126.0404(f) before construction can occur. Therefore, the processing 
of this NDP complies with and will not adversely affect the applicable land use plan. 
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Because the Project provides design solutions that are consistent with the DDGs and 
compatible with the neighborhood, advances the goals of the DCP, and provides a 
land use that is compatible with the CCPDO, the proposed development will not 
adversely affect any applicable land use plans. 

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

The granting of the deviations and the approval of the Project will not have a 
detrimental impact to the public health, safety, and general welfare. The Project is 
consistent with the plans for the East Village neighborhood as envisioned in the DCP 
by advancing the development of the Northwest sub-district of the East Village 
neighborhood as the most intensive residential area and will contribute to its vitality 
by adding 241 residential units to the neighborhood and providing an attractive and 
engaging streetscape that includes ground level commercial lease space in a 
historical resource that adds character to the neighborhood. Because the 
components of this Project increase activity in the neighborhood, improve the 
aesthetics of the site, and advance the vision of the DCP, the proposed development 
will not be detrimental to the public health, safety and welfare. 

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

With approval of the five requested deviations, the proposed development complies 
with all applicable regulations of the LDC, including the CCPDO and other applicable 
sections of the SDMC. The requested deviations serve to maximize the density and 
use of the site, which is constrained by the presence of the existing historical 
resource being retained and restored on-site and the lot size. For example, the 
reduction of the personal storage requirement and increase in tower lot coverage 
and tower floor plate serve to increase the buildable area and therefore allow for the 
highest and best use of the site by providing more housing units than would 
otherwise be feasible on the site. The maximization of the property with the 
provision of housing opportunities advances the population goals of the DCP. With 
the allowed deviations, the Project complies with the LDC and CCPDO. 

 
2. Supplemental Findings – Affordable Housing, In-Fill Projects, or Sustainable 

Buildings Deviation 

a. The development will materially assist in accomplishing the goal of providing 
affordable housing, in-fill projects, or sustainable building opportunities. 

The Project is an in-fill project because it proposes the construction of a mixed-use 
development within a Transit Priority Area, per SDMC Section 143.0915(b). The 
Project is a high-intensity development, maximizing the use of the 25,061 SF lot to 
provide 241 residential DU and approximately 35,000 SF of commercial/retail space 
while at the same time retaining a historical resource on a 25,061 SF site.  
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Additionally, the Project proposes LEED Silver certification to obtain a 1.0 FAR Bonus. 
The CCPDO allows for a 1.0 FAR Bonus for either LEED Silver certification or 
California Green Building Standards Code (CALGreen) Tier 2 performance. SDMC 
Section 143.0915(c) identifies a project that incorporates the voluntary Tier 2 
measures of CALGreen as a sustainable building. As an equivalent threshold to earn 
a 1.0 FAR Bonus, the Project is proposing LEED Silver certification and is therefore a 
sustainable building, consistent with SDMC Section 143.0915(c). 

b. Any proposed deviations are appropriate for the proposed location. 

The requested deviations to the CCPDO development regulations will allow for (1) a 
reduction of the required personal storage requirement from 100% of DU (241 DU) 
to 38% of DU (91 DU), (2) a reduction of the minimum width required for the on-way 
driveway on Ninth Avenue from 14 feet to 12 feet, (3) an increase of the allowable 
maximum tower lot coverage from 50% to 60% of the lot, (4) an increase of the 
allowable maximum east-west tower floor plate dimension from 130 feet to 150 feet, 
and (5) a reduction in the minimum required ground level transparency of the Tenth 
Avenue building façade from 60% to 40% to accommodate the existing historical 
resource. The site is constrained by the retention of the existing historical resource 
on-site and relatively small lot size in the context of achieving the desired density in a 
financially feasible residential development. With these constraints, buildable space 
is limited so three deviations are requested to allow for the highest use of the site to 
maximize the FAR and number of units in the Project to advance the population 
goals of the DCP by providing as many residential units as feasible in the Project.  
The remaining two deviations are requested to accommodate the retention of the 
existing historical resource on-site and minimize modifications to advance the 
historic preservation goals of the DCP by protecting, incorporating, and reusing 
historical resources in projects. 
 
The deviations that serve to increase the number of DUs in the Project and maximize 
the use of the site not only advance the goals of the DCP by advancing population 
and housing targets and contributing to the evolution of the Northwest sub-district 
of the East Village neighborhood into the highest-intensity residential area, but are 
also deemed necessary by the Applicant to make the Project financially feasible and 
secure the appropriate project financing. Cost is also a limiting factor for the 
Applicant that prevents the Project height from exceeding 240 feet, so as to not 
trigger a more costly construction type. As is common in high-rise towers, a dual-
frame structural system is required above 240 feet to strengthen the performance of 
the building. The Applicant estimates that exceeding 240 feet in the Project would 
add approximately $4.5 million to the Project. So the deviations not only provide 
housing that advances the DCP goals, but also provide financial feasibility for the 
Project by reducing costs, while maximizing buildable area.  
 
The reduction of the personal storage requirement has a significant impact. The 
CCPDO requires personal storage units that are at least 240 cubic feet in size for 
each DU, which in this case is 241 DU. If the footprint of each personal storage unit is 
approximately 38.6 SF (estimated 6.22-foot height, length, and width), 241 personal 



  ATTACHMENT 4 
 

Page 12 of 15 
 
 

storage units would equal over 9,000 SF of space, which, after accounting for 
circulation, core, access, etc., would likely use a full floor (typical tower square 
footage in the Project is 16,473 SF). A typical residential floor contains 16 DU, so it is 
reasonable to conclude the number of DU would be decreased if the full personal 
storage requirement was implemented. 
 
The increase in the maximum tower lot coverage and tower floor plate dimensions 
maximizes the buildable area of the site in order to provide more DU. The tower lot 
coverage deviation increases the allowable coverage from 50% of the site to 66%, 
resulting in an extra 4,000 SF of buildable area per level. The tower floor plate 
dimension deviation increases the east-west tower dimension from 130 feet to 150 
feet. The Applicant estimates that full compliance with the lot coverage and tower 
dimensions would require six additional stories to retain the same number of DU 
and add approximately $8,000,000 to the Project costs, making the project financially 
infeasible. A massing study was produced that analyzed the impacts of these 
deviations on potential future development surrounding the site in the context of 
the development regulations of the CCPDO. The massing study provided two 
scenarios for the development of the remaining southern portion of the subject 
block: 1) one tower development on the entire southern portion of the block, and 2) 
the southern portion of the block divided into two with two independent tower 
developments. The increase in tower width is not substantial, given that the CCPDO 
allows 200-foot wide towers in a north/south direction similar to the recently 
constructed Merian project two blocks to the east.  The massing studies demonstrate 
that adjacent properties could fully develop under the CCPDO development 
regulations, although the overall block coverage would exceed the desired maximum 
lot coverage of 50%. 
 
The Project makes efforts to address the increased mass of the building caused by 
the increased tower lot coverage and floor plate dimension deviations by adhering to 
the DDG on building tower design. The tower is designed with a majority of the 
facades composed of glazing (DDG, 4.5.4.F) and incorporates balconies and 
architectural projections to provide desirable elevation and composition variety 
(DDG, 4.5.4.E). Overall, the tower expresses variety, avoids monotony, and 
distinguishes different building volumes (DDG, 4.4.1.C) by employing multiple glazing 
colors, different materials, and concrete framing components that span the height of 
the tower. Considering the minimal impact of the massing on neighboring 
properties, the enhanced design, and the advancement of the population and goals 
of the DCP, these deviations are appropriate for the proposed location. 
 
The remaining two deviations regarding the driveway width and transparency 
requirement are related to the retention of the existing historical resource on-site. 
While the preceding deviations advance the population and intensity goals of the 
DCP, these deviations advance the historic preservation goals of the DCP to protect 
historical resources (9.1-G-1), rehabilitate and reuse them (9.1-G-2), and incorporate 
them into new projects (9.2-P-1), all while achieving policies for significant 
development and population intensification (9.2-G-1). 
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The Project is requesting a deviation from SDMC Section 142.0560(j) for a new one-
way driveway for vehicles to egress from the site onto Ninth Avenue. The minimum 
standard driveway curb-cut width for a one-way non-residential curb cut and 
driveway is 14 feet wide and the Project is proposing a 12-foot driveway curb cut. 
The proposed driveway width is the result of the limited frontage available on Ninth 
Avenue without requiring modifications to the original 1932 façade of the historical 
resource. As proposed, both the loading bay driveway and adjacent exit-only 
driveway for parking garage on Ninth Avenue do not impact the façade of the 
historical structure. The Project parking circulation was designed with a driveway 
entrance on Tenth Avenue and a separate exit driveway on Ninth Avenue to limit 
modifications to the historic façade. In addition, the proposed 12-foot wide driveway 
curb cut design would maintain the driveway apron flare within the Project boundary 
with adequate separation between the curb cut opening and adjacent property line. 
The Project also provides visibility areas at the Project driveway per SDMC Diagram 
113-02SS and proposes convex mirrors located within the site to enhance the 
visibility of pedestrians, cyclists, and other vehicles. A sight distance analysis was 
performed that confirmed adequate lines of sight for vehicles, bicycles, and 
pedestrians on Ninth Avenue. The reduced driveway width also serves to minimize 
breaks in the right-of-way for vehicles, which improves the pedestrian and 
streetscape environment in Downtown consistent with the Section 3.2.1 and 4.5.11 
of the DDG and Section 5.4 of the DCP. Therefore, this deviation is appropriate for 
the proposed location. 
 
The deviation to reduce the transparency requirement is a result of preserving as 
much of the original character and architecture of the existing historical structure. 
The transparency requirement of the CCPDO requires at least 60% of each building 
façade between three and 12 feet above the sidewalk to be transparent and allow 
views of the indoor spaces to create active storefronts and an engaging pedestrian 
experience. The historical resource, while a defining characteristic of the Project, is 
also a site constraint, limiting the design in many ways, including the placement of 
utility services. With the existing condition of the Tenth Avenue façade of the 
historical resource, originally constructed as a commercial warehouse and the goal 
of preserving as much of the historical resource façade as possible, after the 
placement of the driveways, utility services, and commercial space-serving stair and 
elevator, the resulting transparency is approximately 40% of the façade. Given the 
importance of retaining and restoring the historical resource on-site the efforts to 
design around it, the impact of the reduced façade transparency on one frontage on 
the overall Project is minimal and therefore appropriate for the proposed location. 

 
C. CONDITIONAL USE PERMIT [SDMC Section 126.0305] 

1. Findings for all Conditional Use Permits:  

a. The proposed development will not adversely affect the applicable land use 
plan. 
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The Project is located in the ER land use district of the CCPDO. Per the CCPDO, 
establishments with off-site alcoholic beverages sales are permitted within the ER 
district with approval of a CUP. The proposed commercial/retail space is located on 
the ground and basement levels of the Project and will be a supplementary 
component of a large-scale general merchandise retailer. The proposed use will not 
adversely affect the applicable land use plan, as it adheres to the CCPDO, is in a land 
use district that accommodates a diverse array of uses, including commercial/retail 
businesses, and is consistent with the DCP goal of providing for an overall balance of 
uses and a full compendium of amenities and services (3.1-G-2). Therefore, the 
proposed development will not adversely affect the applicable land use plan. 
 

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

The proposed off-site alcohol sales will not be detrimental to the public health, safety 
and welfare of the community as proposed and when operated with the 
recommended conditions of approval. The off-site sales of alcoholic beverages will 
be a relatively small component of a large-scale general merchandise retailer. The 
display area and footprint of the space will be minimal when compared to the overall 
store and therefore pose negligible detrimental effects. Additionally, conditions are 
proposed by the San Diego Police Department (SDPD) that aim to address potential 
adverse impacts of the use on the health, safety, and welfare of the neighborhood. 
These conditions prohibit loitering, litter, and graffiti, and requires video surveillance 
and employee training to prevent theft and sales of alcohol to minors. When in 
operating in compliance with the SDPD’s recommended conditions of approval, the 
proposed development will not be detrimental to the public health, safety, and 
welfare.  

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

The Project will comply with the regulations of the SDMC for the off-site sale of 
alcoholic beverages in the proposed ground and basement level commercial/retail 
establishment. The proposed use will be required to comply with all applicable 
regulations of the CCPDO and conditions of the approved permit. Further, the 
proposed use will be required to obtain all necessary governmental approvals and 
comply with the applicable requirements of the State Department of Alcoholic 
Beverage Control and the SDPD.  

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

The Project is located in the ER land use district and is within the East Village 
neighborhood of Downtown. A variety of uses are permitted in the ER land use 
district, including office, residential, hotel, research and development, educational, 
and medical facilities. The large-scale general merchandise retailer is appropriate at 
the proposed location along G Street, where it is in close proximity to several high-
rise residential developments. The Northwest sub-district of the East Village 



  ATTACHMENT 4 
 

Page 15 of 15 
 
 

neighborhood is envisioned in the DCP to become the highest-intensity residential 
area, so a general merchandise store with a variety of products, including alcoholic 
beverages, will serve as a neighborhood amenity for residents, as well as an 
attraction to visitors in nearby Gaslamp Quarter and ballpark stadium. Therefore, the 
proposed use is appropriate at the proposed location. 

The above findings are supported by the minutes, maps and exhibits, all of which are 

incorporated herein by this reference. 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning 

Commission, SDP/NDP/CUP No. 649856 is hereby GRANTED by the Planning Commission to the 

referenced Owner/Permittee, in the form, exhibits, terms and conditions as set forth in Permit No. 

649856, a copy of which is attached hereto and made a part hereof. 

 
 
  
 
                                                                           
James Alexander 
Program Manager  
Urban Division 
    
Adopted on:  August 20, 2020 
 
IO#: 24008439 
 
Attachments: SDP/NDP/CUP No. 649856 
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INTERNAL ORDER NUMBER: 24008439 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

SITE DEVELOPMENT PERMIT/NEIGHBORHOOD DEVELOPMENT PERMIT/CONDITIONAL USE PERMIT 
9G - PROJECT NO. 649856 
PLANNING COMMISSION 

 
This Site Development Permit/Neighborhood Development Permit/Conditional Use Permit is granted 
by the Planning Commission of the City of San Diego (“City”) to 4 Lee Tenth, LLC, Owner, and Cisterra 
Partners, LLC, Permittee, pursuant to San Diego Municipal Code (SDMC) Section 126.0505, 126,0404, 
125.0440, and 126.0305, to allow 1) the substantial alteration of a historical resource, 2) five deviations 
from the development regulations of the SDMC, and 3) off-site alcoholic beverage sales for 9G 
(“Project”). The approximately 25,000 square-foot (SF) site is located at 659 Ninth Avenue (south side 
of G street between Ninth and Tenth avenues) in the East Village neighborhood of the Downtown 
Community Plan (DCP) area and within the Centre City Planned District. The project site is legally 
described as Lots A, B, C, K, and L in Block 83 of Horton’s Addition in the City of San Diego, County of 
San Diego, State of California, according to map thereof on file in the Office of the County Recorder of 
San Diego County. 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to the 
Owner and Permittee to construct and operate a development and uses as described and identified 
by size, dimension, quantity, type, and location on the approved exhibits (Exhibit "A") dated June 9, 
2020, on file in the Development Services Department (DSD). 
 
The Project shall include: 
 

a. Construction of a 22-story, 253-foot tall mixed-use development, totaling approximately 
432,175 SF and comprised of 241 dwelling units, approximately 35,668 SF of commercial 
space, and five levels of above-grade parking containing 243 parking spaces. 

  
b. Site Development Permit (SDP): Substantial alterations to designated Historical 

Resources Board (HRB) Site No. 1355, the Pacific Telephone and Telegraph Company 
Garage, including demolition of the interior and the 1946 addition and maintenance of the 
original 1932 structure with some modifications to accomodate vehicle driveways and the 
commercial storefront. 
 

c. Neighborhood Development Permit (NDP): Five deviations from the SDMC as followings: 
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1. Sec. 131.0454 – Personal Storage: Reduce the number of required personal storage 

areas from 100% of DU (241 DU) to 38% of DU (91 DU). 
2. Sec. 142.0560(j) – Driveway & Access Regulations: Reduce the minimum width 

required for the one-way driveway on Ninth Avenue width from 14 feet to 12 feet. 
3. Sec. 156.0310(d)(3)(A) – Tower Lot Coverage: Increase the allowable maximum 

tower lot coverage from 50% to 66%. 
4. Sec. 156.0310(d)(3)(B) – Tower Floor Plate: Increase the allowable maximum east-

west tower floor plate dimension from 130 feet to 150 feet. 
5. Sec. 156.0311(d)(1) – Transparency: Reduce the minimum required ground level 

transparency of the Tenth avenue building façade from 60% to 40%. 
 

d. Conditional Use Permit (CUP): Off-site alcoholic beverage sales in the ground floor and 
basement level commercial spaces. 

 
e. Public and private accessory improvements determined by DSD to be consistent with the 

land use and development standards for this site in accordance with the adopted 
community plan, the California Environmental Quality Act (CEQA) and the CEQA Guidelines, 
the City Engineer’s requirements, zoning regulations, conditions of this Permit, and any 
other applicable regulations of the SDMC.  

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36-month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by September 3, 2023. 
 
2. The utilization of this CUP is contingent upon the approval of a license to sell alcohol at this 
location by the California Department of Alcoholic Beverage Control (ABC).  The issuance of this CUP 
does not guarantee that the ABC will grant an alcoholic beverage license for this location. 
 
3. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 
 

a. The Owner/Permittee signs and returns the Permit to DSD; and 
 

b. The Permit is recorded in the Office of the San Diego County Recorder. 
 
4. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
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5. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 
 
6. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
7. Issuance of this Permit by the City does not authorize the Owner/Permittee for this Permit to 
violate any Federal, State or City laws, ordinances, regulations or policies including, but not limited 
to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 1531 
et seq.). 
 
8. The Owner/Permittee shall secure all necessary building permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  
 
9. Construction plans shall be in substantial conformity to Exhibit “A.”  Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted.  
 
10. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit.  The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit.  
 
11. If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is 
found or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, 
this Permit shall be void.  However, in such an event, the Owner/Permittee shall have the right, by 
paying applicable processing fees, to bring a request for a new permit without the "invalid" 
conditions(s) back to the discretionary body which approved the Permit for a determination by that 
body as to whether all of the findings necessary for the issuance of the proposed permit can still be 
made in the absence of the "invalid" condition(s).  Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 
 
12. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision.  The City will 
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees.  The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
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shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and 
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  
 
13. Development Impact Fees: The development will be subject to Centre City Development 
Impact Fees. The fee shall be determined in accordance with the fee schedule in effect at the time of 
building permit issuance and with the SDMC. The Owner/Permittee shall provide to the City's 
Facilities Financing Department the following information at the time of application for building 
permit plan check: 1) total square footage for commercial lease spaces and all areas within the 
building dedicated to support those commercial spaces including, but not limited to: loading areas, 
service areas and corridors, utility rooms, and commercial parking areas; and 2) applicable floor 
plans showing those areas outlined for verification. In addition, it shall be responsibility of the 
Owner/Permittee to provide all necessary documentation for receiving any "credit" for existing 
buildings to be removed.  
 
14. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
 
15. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
16. Issuance of this Permit by City does not authorize the Owner/Permittee for this Permit to 
violate any Federal, State or City laws, ordinances, regulations or policies, including, but not limited 
to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. §1531 et seq.). 
 
17. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 
 
18. This development shall comply with the standards, policies, and requirements in effect at the 
time of approval of this development, including any successor(s) or new policies, financing 
mechanisms, phasing schedules, plans and ordinances adopted by the City. 
 
19. No permit for construction, operation, or occupancy of any facility or improvement described 
herein shall be granted, nor shall any activity authorized by this Permit be conducted on the 
premises until this Permit is recorded in the Office of the San Diego County Recorder. 
 
20. Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws. 
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21. Construction plans shall be in substantial conformity to the approved Basic 
Concept/Schematic Drawings on file at the City. Changes, modifications, or alterations to the 
construction plans are prohibited unless appropriate application(s)/amendment(s) to the Project 
have been granted. 
 
ENVIRONMENTAL/MITIGATION REQUIREMENTS: 
 
22. As required by SDMC Sec. 156.03049(h), the development shall comply with all applicable 
MMRP measures from the 2006 Downtown Final Environmental Impact Report (Downtown FEIR) for 
the DCP to the satisfaction of DSD and the City Engineer.  Prior to issuance of any construction 
permit, all conditions of the MMRP shall be adhered to, to the satisfaction of the City Engineer.  All 
mitigation measures described in the MMRP shall be implemented for the following issue areas: 
  

 AQ-B.1-1; HIST-A.1-1; HIST-A.1-2; HIST-B.1-1; PAL-A.1-1; NOI-B.1-1; NOI-C.1-1; TRF-A.1.1-2   

CLIMATE ACTION PLAN REQUIREMENTS: 
 
23. Owner/Permittee shall comply with the Climate Action Plan (CAP) Consistency Checklist 
stamped as Exhibit "A." Prior to issuance of any construction permit, all CAP strategies shall be noted 
within the first three (3) sheets of the construction plans under the heading “Climate Action Plan 
Requirements” and shall be enforced and implemented to the satisfaction of DSD, including: 

 
a. Cool/Green Roofs: Roofing materials with a minimum three-year aged solar reflection and 

thermal emittance or solar reflection index equal to or greater than the values specified in 
the voluntary measures under California Green Building Standards Code (CAL Green). 

 
b. Plumbing Fixtures & Fittings: 

i. Residential: 
1. Kitchen faucets: Maximum flow rate not to exceed 1.5 gallons per minute at 60 PSI; 
2. Standard dishwashers: 4.25 gallons per cycle; 
3. Compact dishwashers: 3.5 gallons per cycle; 
4. Clothes washers: Water factor of six gallons per cubic feet of drum capacity. 

ii. Nonresidential: 
1. Plumbing fixtures and fittings that do not exceed the maximum flow rate specified in 

Table A5.303.2.3.1 (voluntary measures) of CAL Green. 
2. Appliances and fixtures for commercial applications that meet the provisions of 

Section A5.303.3 (voluntary measures) of CAL Green. 
 

c. Electric Vehicle Charging: Of the total required listed cabinets, boxes, or enclosures, 50% 
have the necessary electric vehicle supply equipment installed to provide active electric 
vehicle charging stations ready for use. 
 

d. Bicycle Parking Spaces: Project provides more short- and long-term bicycle parking spaces 
than required in the SDMC. 
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e. Shower Facilities: The Project includes changing/shower facilities in accordance with the 
voluntary measures under CAL Green for the nonresidential component. 
 

f. Designated Parking Spaces: The Project provides designated parking for a combination of 
low-emitting, fuel-efficient, and carpool/vanpool vehicles. 

 
AFFORDABLE HOUSING REQUIREMENTS: 
 
24. Prior to issuance of any residential building permit associated with this Project, the 
Owner/Permittee shall comply with the provisions of the Inclusionary Affordable Housing 
Regulations of SDMC, Chapter 14, Article 2, Division 13 and the Inclusionary Housing Procedures 
Manual. The Owner/Permittee shall either pay the Inclusionary In-Lieu Fee or provide affordable 
housing units at an offsite location in accordance with the Inclusionary Affordable Housing 
Regulations. If affordable units are provided at an offsite location, the Owner/Permittee shall enter 
into a written Agreement with the San Diego Housing Commission which shall be drafted and 
approved by the San Diego Housing Commission, executed by the Owner/Permittee, and secured by 
a deed of trust which incorporates applicable affordability conditions consistent with the SDMC. 
 
AIRPORT REQUIREMENTS: 
 
25. The Owner/Permittee shall comply with conditions established by the City Airport Approach 
Overlay Zone (and any successor or amendment thereto) which were approved at the Airport Land 
Use Commission (ALUC) meeting on March 5, 2020.  The ALUC Board made the determination that 
the project is conditionally consistent with the San Diego International Airport Land Use Compatibility 
Plan (ALUCP).  The Applicant shall comply with the following ALUC conditions: 
 

a. The structure and construction crane shall be marked and lighted in accordance with Federal 
Aviation Administration (FAA) procedures. 
 

b. An avigation easement for the building height shall be recorded with the County Recorder 
prior to building permit issuance. 
 

c. The ALUCP requires that a means of overflight notification be provided for new residential 
land uses. In instances when an avigation easement is required, the overflight notification 
requirement is satisfied. 

 
ENGINEERING REQUIREMENTS: 
 
26. This Permit shall comply with all Conditions of the Final Map for the Tentative Map No. 
2365584. 
 
27. The Tentative Map shall comply with the conditions of Permit No. 2358005. 
 
GEOLOGY REQUIREMENTS: 
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28. The Owner/Permittee shall submit a geotechnical investigation report or update letter that 
specifically addresses the proposed construction plans. The geotechnical investigation report or 
update letter shall be reviewed for adequacy by the Geology Section of DSD prior to issuance of any 
construction permits. 
 
29. The Owner/Permittee shall submit an as-graded geotechnical report prepared in accordance 
with the City’s “Guidelines for Geotechnical Reports” following completion of the grading. The as-
graded geotechnical report shall be reviewed for adequacy by the Geology section of DSD prior to 
exoneration of the bond and grading permit close-out. 
 
HISTORICAL RESOURCES REQUIREMENTS: 
 
30. Prior to the issuance of any construction permits, the Owner/Permittee shall submit drawings 
that incorporate the Treatment Plan as approved by HRB and City Historical Resources Staff on July 
23, 2020.  

 
31. Prior to issuance of any construction permits, the Historic American Building Survey (HABS) 
documentation as approved by HRB and City Historical Resources Staff on July 23, 2020 shall be 
submitted for archival storage with the City of San Diego HRB, South Coastal Information Center, the 
California Room of the City of San Diego Public Library, the San Diego Historical Society, and/or 
other historical society or group(s).  

 
32. During construction of the Project, the Owner/Permittee shall implement the Monitoring Plan 
as approved by HRB and City Historical Resources staff on July 23, 2020. The Project’s Principal 
Investigator shall send monitoring reports as described in the Monitoring Plan to the City’s 
Mitigation Monitoring staff and Historical Resources staff. The Principal Investigator may submit a 
detailed letter to City staff prior to the start of work or during construction requesting a modification 
to the Monitoring Plan. This request shall be based on relevant information and site conditions. 
 
LANDSCAPE REQUIREMENTS: 
 
33. Prior to issuance of any grading permit, the Owner/Permittee shall submit complete 
construction documents for the revegetation and hydro-seeding of all disturbed land in accordance 
with the City Landscape Standards, Storm Water Design Manual, and to the satisfaction of DSD. All 
plans shall be in substantial conformance to this permit (including Environmental conditions) and 
Exhibit "A," on file in DSD. 
 
34. Prior to issuance of any public improvement permit, the Owner/Permittee shall submit 
complete landscape construction documents for ROW improvements to DSD for approval. 
Improvement plans shall show, label, and dimension a 40-square-foot area around each tree which 
is unencumbered by utilities. Driveways, utilities, drains, water and sewer laterals shall be designed 
so as not to prohibit the placement of street trees. 
 
35. Prior to issuance of any building permit (including shell), the Owner/Permittee shall submit 
complete landscape and irrigation construction documents, which are consistent with the 
Landscape Standards, to DSD for approval. The construction documents shall be in substantial 
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conformance with Exhibit "A," Landscape Development Plan, on file in DSD. Construction plans shall 
provide a 40-square-foot area around each tree that is unencumbered by hardscape and utilities 
unless otherwise approved per §142.0403(b)5. 
 
36. The Owner/Permittee shall be responsible for the maintenance of all landscape improvements 
shown on the approved plans, including in the ROW, unless long-term maintenance of said 
landscaping will be the responsibility of another entity approved by DSD. All required landscape 
shall be maintained consistent with the Landscape Standards in a disease, weed, and litter free 
condition at all times. Severe pruning or "topping" of trees is not permitted. 
 
37. If any required landscape (including existing or new plantings, hardscape, landscape features, 
etc.) indicated on the approved construction documents is damaged or removed, the 
Owner/Permittee shall repair and/or replace in kind and equivalent size per the approved 
documents to the satisfaction of DSD within 30 days of damage or Certificate of Occupancy. 
 
PLANNING/DESIGN REQUIREMENTS: 

 
38. Floor Area Ratio (FAR): The Project achieves a FAR of 11.14 through the following FAR bonuses 
to increase the Project FAR above the Base Maximum of 6.0 pursuant to SDMC: 1) three-bedroom 
units, 2) LEED silver certification, 3) FAR Payment Program. 
 
39. Parking: 36 parking spaces shall be provided in the Project for the commercial space. No on-
site parking is required for the residential DUs and the Project shall not provide more than 241 
parking spaces for the residential DUs (one space per DU, excluding tandem spaces). The Project 
proposes 243 total parking spaces. The parking spaces shall be designed to City standards, except as 
permitted in SDMC Sec. 156.0313(k), and subject to the following provisions: 
 

a. The residential off-street parking spaces shall consist only of unbundled parking. 
 

b. The number of accessible off-street parking spaces shall be provided in accordance with Title 
24 of the California Code of Regulations (California Building Standards Code). 
 

c. The number of off-street electric vehicle charging spaces shall be provided in accordance 
with the California Green Building Standards Code. 
 

d. One motorcycle parking space shall be provided for every 20 required vehicle spaces for the 
commercial space and for every ten parking spaces provided for the residential DU, or 23 
spaces with the 243 parking spaces as proposed. 
 

40. Bicycle Parking: Secured bicycle storage shall be provided to accommodate a minimum of 49 
bicycles (one bicycle for every five DU and for every 20 required vehicle spaces for the commercial 
space). Bicycle storage areas shall be within a secured enclosure with access restricted to authorized 
persons and provide devices for the locking of individual bicycles. An additional two short-term and 
two long-term bicycle spaces shall be provided for the commercial component of the Project. 
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41. Urban Design Standards: The Project, including its architectural design concepts and off-site 
improvements, shall be consistent with the Centre City Planned District Ordinance (CCPDO) and 
Centre City Streetscape Manual (CCSM). These standards, together with the following specific 
conditions, will be used as a basis for evaluating the development through all stages of the 
development process. 
 
42. Architectural Standards: The architecture of the development shall establish a high quality of 
design and complement the design and character of the East Village neighborhood as shown in the 
approved Basic Concept/Schematic Drawings on file with the City. The development shall utilize a 
coordinated color scheme consistent with the approved Basic Concept Drawings. 
 
43. Form and Scale: The development shall consist of a 22-story mixed-use development 
(approximately 253 feet tall) measured to the top of the roofline, with roof equipment enclosures, 
elevator penthouses, and mechanical screening above this height permitted per the CCPDO and the 
FAA. All building elements shall be complementary in form, scale, and architectural style. 
 
44. Building Materials: All building materials shall be of a high quality as shown in the Basic 
Concept/Schematic Drawings and approved materials board. All materials and installation shall 
exhibit high-quality design, detailing, and construction execution to create a durable and high-
quality finish. The base of the buildings shall be clad in upgraded materials and carry down to within 
one inch of finish sidewalk grade, as illustrated in the approved Basic Concept/Schematic Drawings. 
Any graffiti coatings shall be extended the full height of the upgraded base materials or up to a 
natural design break such a cornice line. All downspouts, exhaust caps, and other additive elements 
shall be superior grade for urban locations, carefully composed to reinforce the architectural design. 
Reflectivity of the glass shall be the minimum reflectivity required by Title 24 of the California Code 
of Regulations (Title 24). All construction details shall be of the highest standard, as shown in the 
approved Basic Concept/Schematic Drawings on file with the City, and executed to minimize 
weathering, eliminate staining, and not cause deterioration of materials on adjacent properties or 
the ROW. No materials/colors substitutions shall be permitted without prior written City consent. 
 
45. Street Level Design: Street level windows shall be clear glass and may be lightly tinted. 
Architectural features such as awnings and other design features which add human scale to the 
streetscape are encouraged where they are consistent with the design theme of the structure. Exit 
corridors including garage entrances shall provide a finished appearance to the street with street 
level exterior finishes wrapping into the openings a minimum of ten feet, or the garage door, 
whichever is deeper. All exhaust caps, lighting, sprinkler heads, and other elements on the 
undersides of all balconies and surfaces shall be logically composed and placed to minimize their 
visibility, while meeting code requirements. All soffit materials shall be high quality and consistent 
with adjacent elevation materials and incorporate drip edges and other details to minimize staining 
and ensure long-term durability. 
 
46. Utilitarian Areas: Areas housing trash, storage, or other utility services shall be completely 
concealed from view of the ROW and adjoining developments, except for utilities required to be 
exposed by the City or utility company. The development shall provide trash and recyclable material 
storage areas per SDMC Sections 142.0810 and 142.0820. Such areas shall be provided within an 
enclosed building area and kept clean and orderly at all times. 
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47. Mail and Delivery Locations: It is the Owner/Permittee’s responsibility to coordinate mail 
service and mailbox locations with the United States Postal Service and to minimize curb spaces 
devoted to postal and loading use. The Owner/Permittee shall locate all mailboxes and parcel 
lockers outside of the ROW either within the building or recessed into a building wall. 
 
48. Circulation and Parking: Owner/Permittee shall prepare a plan which identifies the location of 
curbside parking control zones, parking meters, fire hydrants, valet services if any, trees, street lights 
to the satisfaction of the City, and consistent with the performance standards in the CCPDO and 
CCSM. Such plan shall be submitted in conjunction with Construction Permits. All parking shall meet 
the requirements of the Building Department, Fire Department and City Engineer. All parking shall 
be mechanically ventilated. The exhaust system for mechanically ventilated structures shall be 
located to mitigate noise and exhaust impacts on the public ROW. The garage doors shall be a 
minimum 80% opaque to prevent views into the garage areas. 
 
49. Open Space and Development Amenities: A landscape plan that illustrates the relationship of 
the proposed on and off-site improvements and the location of water, and electrical hookups to the 
satisfaction of the City and consistent with the performance standards in the CCPDO, shall be 
submitted with construction drawings. 
 
50. Roof Tops: A rooftop equipment and appurtenance location and screening plan and consistent 
with the performance standards in the CCPDO shall be prepared and submitted to the satisfaction 
of the City with construction drawings. Any roof-top mechanical equipment shall be grouped, 
enclosed, and screened from surrounding views. 
 
51. Signage: All signs shall comply with the City Sign Regulations and the CCPDO. 
 
52. Lighting: A lighting plan which highlights the architectural qualities of the proposed 
development and also enhances the lighting of the public ROW shall be submitted with construction 
drawings. All lighting shall be designed to avoid illumination of, or glare to, adjoining properties, 
including those across any street. 
 
53. Noise Control: All mechanical equipment, including but not limited to, air conditioning, heating 
and exhaust systems, shall comply with the City Noise Ordinance and California Noise Insulation 
Standards as set forth in Title 24. The Owner/Permittee shall provide evidence of compliance with 
construction drawings. 
 
54. Street Address: Building address numbers shall be provided that are visible and legible from 
the ROW. 
 
55. On-Site Improvements: All on-site improvements shall be designed as part of an integral site 
development. An on-site improvement plan shall be submitted to the satisfaction of the City with 
construction drawings. 
56. Off-Site Improvements: Public improvements shall be installed in accordance with the Centre 
City Streetscape Manual (CCSM). The Manual is currently being updated and the Owner/Permittee 
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shall install the appropriate improvements according to the latest requirements at the time of 
Building Permit issuance. 
 
57. Street Trees: Street trees shall be Chinese Flame on G Street, Chinese Evergreen Elm on Ninth 
Avenue, and Jacaranda on Tenth Avenue, per the CCSM. All trees shall be planted at a minimum 36-
inch box size with tree grates provided as specified in the CCSM and shall meet the requirements of 
Title 24. Tree spacing shall be accommodated after street lights have been sited, and generally 
spaced 20 to 25 feet on center. All landscaping shall be irrigated with private water service from the 
subject development. Associated tree grates shall be Gateway on G Street and Tenth Avenue and 
CCDC Standard on Ninth Avenue, per the CCSM. 
 
58. Street Lights: Street lights shall be Gateway on G Street and Tenth Avenue and Standard on 
Ninth Avenue, per the CCSM. All existing lights shall be evaluated to determine if they meet current 
City requirements and shall be modified or replaced if necessary. 
 
59. Sidewalk Paving: Paving shall be Gateway on G Street and Tenth Avenue and CCDC Standard 
on Ninth Avenue, per the CCSM. Any specialized paving materials shall be approved through the 
execution of an EMRA with the City. 
 
60. Litter Containers: The development shall include trash receptacles, one at each intersection. 
 
61. Landscaping: All required landscaping shall be maintained in a disease, weed, and litter free 
condition at all times. If any required landscaping (including existing or new plantings, hardscape, 
landscape features, etc.) indicated on the approved construction documents is damaged or removed 
during demolition or construction, it shall be repaired and/or replaced in kind and equivalent in size 
per the approved documents and to the satisfaction of the City within 30 days of damage or 
Certificate of Occupancy, whichever occurs first. 
 
62. Planters: Planters shall be permitted to encroach into the ROW a maximum of two feet. The 
planter encroachment shall be measured from the property line to the face of the curb/wall 
surrounding the planter.  A minimum five-foot clear path shall be maintained between the face of 
the planter and the edge of any tree grate or other obstruction in the ROW. 
 
63. On-Street Parking: Owner/Permittee shall maximize the on-street parking, wherever feasible. 
 
64. Franchise Public Utilities: The Owner/Permittee shall be responsible for the installation or 
relocation of franchise utility connections including, but not limited to, gas, electric, telephone and 
cable, to the development and all extensions of those utilities in public streets.  Existing franchised 
utilities located above grade serving the property and in the sidewalk ROW shall be removed and 
incorporated into the adjoining development. All franchise utilities shall be installed as identified in 
the Basic Concept Drawings. Any above grade devices shall be screened from view from the ROW. 
 
65. Construction Fence: Owner/Permittee shall install a construction fence pursuant to 
specifications of, and a permit from, the City Engineer. The fence shall be solid plywood with wood 
framing, painted a consistent color with the development's design, and shall contain a pedestrian 
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passageway, signs, and lighting as required by the City Engineer. The fencing shall be maintained in 
good condition and free of graffiti at all times. 
 
66. Development Identification Signs: Prior to commencement of construction on the site, the 
Owner and/or Permittee shall prepare and install, at its cost and expense, one sign on the barricade 
around the site which identifies the development. The sign shall be at least four feet by six feet and 
be visible to passing pedestrian and vehicular traffic. The signs shall at a minimum include: 1) Color 
rendering of the development, 2) Development name, 3) Developer, 4) Completion Date, 5) For 
information call _____________. Additional development signs may be provided around the perimeter 
of the site. All signs shall be limited to a maximum of 160 sq. ft. per street frontage. Graphics may 
also be painted on any barricades surrounding the site. All signs and graphics shall be submitted to 
the City for approval prior to installation. 
 
POLICE DEPARTMENT REQUIREMENTS: 
 
67. No off-sale distilled spirits. 
 
68. No alcoholic beverages shall be sold except between the hours of 10:00 a.m. and 10:00 p.m. 
 
69. Malt liquor, beer, or wine cooler products, regardless of container size, must be solid in 
manufacturer pre-packaged multi-unit quantities totaling a minimum of 64 ounces. 
 
70. No wine shall be sold in containers of less than 750 milliliters. 
 
71. Loitering is prohibited. 
 
72. No public pay phones are permitted on the premises or adjacent and under the control of the 
Owner/Permittee. 
 
73. No arcade games of any type will be allowed/maintained inside the premises. 
 
74. Video surveillance shall be recorded and available to law enforcement upon request covering 
the interior and public access points of the premises. Upon request of law enforcement, video 
surveillance shall not be deleted, voided, or destroyed. Recordings shall be maintained for a 
minimum of 30 days absent a request of law enforcement. 
 
75. Litter and any unauthorized graffiti shall be removed promptly. 
 
76. All retail employees shall be trained in State of California Alcoholic Beverage Control (ABC) 
regulations (LEAD), theft deterrence, and policies against the sales of alcoholic beverages to those 
under 21 years of age, transient, and/or intoxicated. 
 
77. There shall be no exterior alcoholic advertising or signage of any kind or type, including 
advertising directed to the exterior from within, promoting or indicating the availability of alcoholic 
beverages. Interior displays of alcoholic beverages or signs which are clearly visible to the exterior 
shall constitute a violation of this condition. 
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TRANSPORTATION REQUIREMENTS 
 
78. All automobile, motorcycle and bicycle parking spaces must be constructed in accordance with 
the requirements of the SDMC. All on-site parking stalls and aisle widths shall be in compliance with 
requirements of the City's Land Development Code and shall not be converted and/or utilized for 
any other purpose, unless otherwise authorized in writing by the appropriate City decision maker in 
accordance with the SDMC. 
 
79. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond, the construction of the northerly driveway to a 16-foot driveway per SDG-163 and the 
southerly driveway to a 12-foot one-way exit only driveway along 9th Avenue consistent with City 
standards, satisfactory to the City Engineer. Along with the construction of the driveways, the 
Owner/Permittee shall install red curb at each - at the southerly driveway, 29 feet of red curb to the 
south, and at the northern driveway, 21 feet of red curb to the north. All improvements shall be 
completed and accepted by the City Engineer prior to first occupancy. 
 
PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:   
 
80. Prior to the issuance of any building permits, the Owner/Permittee shall finalize water and 
sewer capacity charges. Capacity charges, as well as service and meter size, are determined by water 
meter data card which is completed during the building plan review process. 
 
81. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, the design and construction of new water and sewer service(s) outside of any driveway or 
drive aisle and the abandonment of any existing unused water and sewer services within the ROW 
adjacent to the Project site, in a manner satisfactory to the PUD Director and City Engineer. 
 
82. The Owner/Permittee shall apply for a plumbing permit for the installation of appropriate 
private backflow prevention device(s) (BFPD) on each water service (domestic, fire, and irrigation) in 
a manner satisfactory to the PUD Director and the City Engineer. BFPDs shall be located above 
ground on private property, in line with the service and immediately adjacent to the ROW. 
 
83. No trees or shrubs exceeding three feet in height at maturity shall be installed within ten feet 
of any sewer facilities and five feet of any water facilities. 
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APPROVED by the Planning Commission of the City of San Diego on August 20, 2020 and Resolution 
No. _____________.  

 
Permit Type/PTS Approval No.: SDP/NDP/CUP No. 649856 

Date of Approval: August 20, 2020 
 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO URBAN DIVISION  
 
 
 
_____________________________________ 
James Alexander 
Program Manager 
Urban Division 
 
NOTE:  Notary acknowledgment 
must be attached per Civil Code 
section 1189 et seq. 
 
 
The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 
 
 
       4 Lee Tenth, LLC 
       Owner 
 
 
       By _________________________________ 

Elizabeth Lee 
Manager 

 
 
 
       Cisterra Partners, LLC 
       Permittee 
 
 
       By _________________________________ 

Jason R. Wood 
Principal 

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



3570 Carmel Mountain Road, Suite 370 ▪ San Diego, CA 92130 ▪ Tel: (619) 615-0200 ▪ Fax: (619) 615-0199 

July 30, 2020 

Mr. James Alexander 
Program Manager, Urban Division 
City of San Diego 
1222 First Avenue, Third Floor 
San Diego, CA  92101 

RE:   9G – Project # 649856 

Dear James: 

We understand that there are three items in the draft permit document being submitted to Planning 
Commission for approval on August 20, 2020 that have to be written as drafted but from Cisterra’s 
standpoint need to be approved by Planning Commission with an adjustment to the drafted language.  The 
following are the three items, our proposed substitute language, and an explanation on why for each: 

Curb Utilization – we request that references to 29 feet and 21 feet of red curbs at the driveways be 
removed and replaced with language that simply says a complete project curb utilization plan will be 
submitted and subject to the approval of the City Engineer prior to issuance of a building permit.  We 
understand that the use of red curbs in these general areas will be necessary but we believe the extent of 
the length of these red curbs to accommodate truck turns needs further study so we can maximize the 
usage of green, white, or non-colored curb for parking.  Should the City Engineer conclude after our 
submittal of additional studies that the 29 and 21 feet are required then we will adhere to that requirement. 

Distilled Spirits – we request that the restriction on the off-site sale of distilled spirits be adjusted to 
allow these sales provided they are not in containers of less than 750 milliliters.  This would have the 
condition be the same as the condition permitting other comparable retailers like Albertsons and Grocery 
Outlet to sell these products.  Target, our long-term tenant for this space, has been a responsible retailer in 
other San Diego locations, and nationally, and should be permitted the right to sell these products. 

Alcohol Sales Hours – we request that the restriction on the hours of alcohol sales from 10:00 a.m. to 
10:00 p.m. be expanded to 8:00 a.m. to 12:00 a.m.  These are the same hours Albertsons is permitted to 
sell alcohol, Target is a responsible retailer, and the Downtown Community Planning Council provided 
their recommended approval of our permit application after our presentation of the project that included 
discussion on this topic with these hours being part of the recommended approval.      

The requested modifications for Distilled Spirits sales and Alcohol Sales Hours are essential in finalizing 
Target’s due diligence for this space, which is essential to the viability of the project as a whole. 

Sincerely, 

Jason Wood 
Project Principal 
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FINDINGS 
 
Site Development Permit – Section 126.0505 
 
(a)  Findings for all Site Development Permits 
 
1.  The proposed development will not adversely affect the applicable land use 
plan.   
 
The proposed project is the substantial alteration of The Pacific Telephone and 
Telegraph Company Garage, which has been designated as San Diego Historical 
Resource #1355 and is located at 660 10th Avenue and 659 9th Avenue in the East 
Village neighborhood of Centre City San Diego. 
 
The property is currently owned by 4 Lee LLC and is used as a commercial fixtures 
retail store and warehouse.  The Property is defined in the Legal Description as 
Assessor’s Parcel Number 535-136-01, Lots A, B, C, K and L of Block 83 of Horton’s 
Addition in the City of San Diego. 
 
The Property was built and used as the Southern California/Pacific Telephone and 
Telegraph garage. From 1937 to 1984, 660 10th Avenue it was listed in the City 
Directories as the Southern California Telephone Co. (Garage)/Pacific Telephone 
and Telegraph Co. (Garage) and from 1990 to 1994, this portion of the building 
served as an airport and livery service.  From 1997 to 2016, it served as the Farkas 
Store and We Buy Used Inc.  659 9th Avenue was listed in the City Directories as 
Pacific Telephone Telegraph Co. (Truck Repair) from 1971 to 1984.  From 1988 to 
2002, various tenants occupied this space, after which Chung Lee was listed.  The 
building is currently occupied and has retained the design characteristics of the Art 
Deco style of architecture.  
 
The Downtown Community Plan defines the vision for development of the entire 
Downtown region with land use and housing issues addressed in Chapter 3.  Chapter 6  
addresses the Community Plan Vision for the East Village with specific attention to the 
Northwest East Village Sub-District that the project resides in; and Chapter 9 addresses 
the Historic Preservation aspects of the project. The project is designed to strike a 
balance between the Community Plan Vision for the district to be a “high-intensity 
residential zone” where “intensities will parallel those of the Civic/Core” and Chapter 
9’s goals to preserve historic resources.  This is a particularly difficult balance given the 
limited size of the site and the resulting constraints placed on any additional 
development. Compound that with the challenges of maintaining the historic façade, 
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which is 12’ thick poured in place concrete, while excavating below grade and 
integrating new development density becomes quite a challenge.   
 
According to Figure 3-4 describing Land Use, this property is located in the 
Employment/Residential Mixed-Use district.  According to page 3-7, this classification 
provides synergies between educational institutions and residential neighborhoods or 
transition between the Core and residential neighborhoods. This classification permits a 
variety of uses, including office, residential, hotel, research and development and 
educational and medical facilities. 
 
Chapter 6 calls for the Northwest sub-district to “yield downtown’s highest-intensity 
residential-emphasis district. Residential towers will share the area with offices, as well 
as ground-level commercial uses, and residents will enjoy creative pursuits in re-used 
civic landmark buildings.”  It further states that “Establishing peak residential 
intensities in Northwest will help to maximize use of the area’s transit access.” 
 
The desired development intensity for the area is described on page 3-17 where the Plan 
establishes intensity standards for various parts of downtown.  Intensity is measured as 
Floor Area Ratio (FAR), which is obtained by dividing gross floor area by lot area.  
Figure 3-9 of the Plan shows the allowable minimum and maximum FARs for various 
sites.  The minimum FAR for the subject property is 3.5 and the maximum is 6.0.  
“Proposed base development intensities in the Community Plan range from 2.0 to 10.0, 
modulated to provide diversity of scale, as well as high intensities in selected 
locations.” Policy 3.2-P-3 allows “intensity bonuses for development projects in 
specific locations established by this Plan that provide public amenities/benefits beyond 
those required for normal development approvals. Per figure 3-11 the subject property 
has a Total Bonus FAR available of 14 and per figure 3-12 the Maximum FAR with 
bonuses can be 20.   
 
In light of the Community Plan’s Vision to maximize density on sites in the subject 
district, the project makes use of several bonus density provisions to achieve a total 
FAR density of 11.14. The bonus density provisions utilized include providing 10% 
three-Bedroom units; Construction the project to a LEED Silver standard; and 
purchasing FAR bonus density. Several factors limit the Project’s ability to achieve 
higher densities including: 
 

• Maintaining the historic façade 
• Height limit of building podiums to 80’ 
• Allowable Lot coverage 
• Maximum Tower floor plate dimensions 
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• Financial feasibility of building higher than 240’ 
 

Several deviations to the CCPDO are being requested to achieve the proposed density. 
Those include increasing the Lot Coverage from 50% to 66% and increasing the 
allowable tower floor plate dimension in the east-west direction from 130’ to 150’. 
 
The proposed project complies with Chapters 3 and 6 of the Downtown Community 
Plan as a mixed-use (residential and non-residential) project that will contain active 
retail and commercial ground floor uses.  The design standards utilized will establish a 
highly pedestrian oriented development on the site. 
 
Historic Preservation is addressed in Chapter 9 of the Downtown Community Plan.  
The existing structure on the project site is a designated local historical resource, #1355, 
The Pacific Telephone and Telegraph Company Garage.  As indicated in Table 9-1 of 
the Plan, locally designated resources are to be retained on-site whenever possible.  
 
The proposed development evaluated multiple options for how to maximize density on 
the site while maintaining as much of the historic structure as possible. Five concepts 
were studied in detail to define alternatives and evaluate the potential impacts on project 
configuration, historic preservation and economic impact. Those alternatives are 
addressed in detail in the Supplemental Findings herein, but the conclusion of those 
studies was that the optimal solution that was economically feasible, while best 
preserving the historic nature of the existing building, is the proposed development 
scheme.  
 
 “Partial retention, relocation or demolition of a resource shall only be permitted 
through applicable City procedures.”  The applicable City procedures are established in 
San Diego Municipal Code Chapter 14, Article 3, Division 2, entitled “Historical 
Resources Regulations.”  §143.0210 (2) (C) requires a Site Development Permit in 
accordance with Process Four for any development that proposes to deviate from the 
development regulations for historical resources described in this division.  Substantial 
alteration of a designated resource by partial retention or other means is a deviation 
from the historical resource regulations and therefore a Site Development Permit, as 
authorized by Chapter 12, Article 6, Division 5, entitled “Site Development Permit 
Procedures” is required.  The decision maker, in this instance the Planning Commission, 
must make all of the Findings in §126.0505(a) and §126.0505(i) before the partial 
retention of a locally designated historical resource can occur.  Therefore, the 
processing of this Site Development Permit application is in compliance with and will 
not adversely affect this aspect of the applicable land use plan. The proposed project 
will be in compliance with the Downtown Community Plan. 
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2.  The proposed development will not be detrimental to the public health, safety 
and welfare. 
 
The proposed project would retain the existing façade of the designated structure on the 
site, add one subterranean level of retail space, construct five levels of parking above 
the existing structure and sixteen levels of residential units above the levels of parking. 
 
The proposed development will be consistent with the Downtown Community Plan. 
 
The project site is 24,829 (25,000) square feet bounded 9th Avenue, G Street and 10th 
Avenue. The Property is defined as Assessor’s Parcel Number 535-136-01, Lots A,B,C, 
K and L of Block 83 of Horton’s Addition in the City of San Diego. The construction 
will be Type 1, fire rated and sprinklered, meeting occupancy classification R1 as 
required by the California Building Code CBC 2010. 
 
The proposed development complies with the Development Regulations of the Centre 
City Planned District Ordinance (§156.0310), including the Residential Development 
Regulations (§156.0310 (g) as they apply to developments containing more than 50 
units in terms of Common Outdoor Open Space, Common Indoor Space, Private Open 
Space and Pet Open Space. 
 
The proposed development complies with the Urban Design Regulations of the Planned 
District Ordinance (§156.0311), the Performance Standards of the Planned District 
Ordinance (§156.0312), the Residential Off-Street Parking Space Requirements of the 
Planned District Ordinance (§156.0313),   
 
The proposed development complies with all San Diego Municipal Code and Uniform 
Building Code provisions intended ensure that the public health, safety and welfare are 
protected and enhanced by this construction. 
 
3.  The proposed development will comply with the applicable regulations of the 
Land Development Code. 
 
The proposed project will construct a high density, 22 story high rise tower of mixed-
use residential development with two levels of retail, five levels of parking and sixteen 
levels of residential use. 
 
The proposed development will comply with the applicable provisions of the Centre 
City Planned District Ordinance in the following manner.   It is located within the 
Employment/Residential Mixed-Use District that specifically calls for this type of 
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property use.  The development will comply with the PDO’s FAR regulations that call 
for a maximum base floor area ratio of 6.0 at this site with a maximum FAR with 
Bonuses of 20.  It will comply with the PDO’s Development Regulations pertaining to 
lot size, minimum building setbacks, building heights, building bulk, building base, 
ground floor heights, commercial space depth and residential development regulations.   
 
The proposed development will request deviations from the PDO requirements for 
Personal Storage, Parking Standards, Maximum Lot Coverage, and Floor Plate 
Dimensions in the Tower. These deviations all address the proposed new construction 
on the site. One more deviation will be requested to protect the historic façade on the 
ground level as follows: 
 

The preservation of the existing historic façade has created constraints for 
utility services needed to develop the site. The existing façade has limited 
penetrations which requires utilities to be placed in certain specific locations. 
The utilities along 10th Avenue include standard Back Flow Prevention Devices, 
that, per City standards, need to be spaced with proscribed separation distances 
to allow for servicing and separate points of connection. The transparency for 
the 10th Avenue façade will be reduced from 60% to 40%, but the transparency 
throughout all of the street facades combined will meet the Municipal Code 
requirements. 

 
The building will comply with the PDO’s Urban Design Regulations pertaining to 
building orientation, façade articulation, street level design, pedestrian entrances, blank 
walls, tower design, glass and glazing, exterior projecting balconies, rooftops, 
encroachments into public rights-of-way, building identification, regulations pertaining 
to historical resources requiring a Site Development Permit, additional standards for 
residential developments, additional standards for main streets, and urban open space 
design guidelines.  It will comply with the PDO’s Off Street Parking and Loading 
Standards. 
 
The relevant Land Development Code’s Planning and Development Regulations for 
topics not addressed in the Centre City Planned District Ordinance are contained in that 
Code’s Chapter 14 and include: Grading Regulations, Draining Regulations, Landscape 
Regulations, Parking Regulations, Refuse and Recyclable Materials Storage, 
Mechanical and Utility Equipment Storage Regulations, Loading Regulations, Building 
Regulations, Electrical Regulations and Plumbing Regulations.  The proposed 
development will comply with all of these regulations, since a building permit would 
not be issued without such compliance.  Therefore, the proposed development will 
comply with all applicable regulations of the Land Development Code. 
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(i)  Supplemental Findings – Historical Resources Deviation for Substantial 
Alteration of a Designated Historical Resource 

 
Supplemental Finding (1)  There are no feasible measures, including a less 
environmentally damaging alternative, that can further minimize the potential 
adverse effects to the designated historical resource. 

 
The proposed project would retain the existing façade of the designated 1932 structure 
on the site, add one level of subterranean retail space, (19,500 sf), construct five levels 
of parking above the existing structure and sixteen levels of residential units above the 
levels of parking, resulting in 242 residential units. The 1946 addition would not be 
retained. 
 
Various development alternatives were prepared to evaluate different programs for the 
site and evaluate their respective impacts to:  

• the existing historic structure;  
• the financial feasibility; 
• the conformance with Community Plan goals; 
• the ability to meet code & zoning regulations  

 
The architectural plans for the Base Project were developed by the Project Architects,  
Carrier Johnson, and included site plans, floor plans, elevations and sections. That firm 
was also responsible for the architectural graphics illustrating the Base Project and the 
four project alternatives discussed below. These architectural graphics are attached to 
these Findings as Exhibit A.  
 
The HABS documentation for the existing buildings was prepared by Union 
Architecture and included site plans, floor plans, elevations and sections. This 
documentation is attached as Exhibit B.  
 
The construction cost estimates for the base project and each alternative were prepared 
by California licensed construction firms with historical and new property experience. 
The Economic Feasibility Analysis for the Base Project and each alternative was 
prepared by The London Moeder Group and was based on information provided by the 
above listed parties. Such information included feedback on the scope, schedule and 
budget for purposes of that analysis which is attached to these Findings as Exhibit C.  
 
Base Project:  
This is the proposed development for the site which includes, maintaining the existing 
facade of the 1932 historic structure for ground level retail use and adding one 
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subterranean level of retail for a total of 34,000 net square feet, five levels of parking 
above ground consisting of 276 spaces, and 16 levels of residential consisting of 242 
units. Separation of the new development from the historic façade will be achieved by 
creating a horizontal “lens” at the first level of parking above. This lens is of dark 
colored metal panel and provides a negative space that separates the historic from new 
architecture. Changes to the historic structure include the removal of the existing roof 
and slab on grade and the 1946 addition, adding exiting doors on two facades, storefront 
infill within the original garage openings, and removal of a small section of the façade 
along 9th St.   

 
Alternative 1:  
Rehabilitate the existing 25,000 square foot historic structures and use 22,000 square 
feet as net retail space. Alternative 1 keeps the 1932 building and the 1946 addition as is 
with no alterations to the façade and/or roof trusses. 
 
Alternative 2:  
Maintain the existing facade of the 1932 historic structure, use the ground level for 
retail use, add one subterranean level of retail for a total of 34,000 net retail square feet, 
construct a loading dock, and construct a parking ramp to roof parking consisting of 34 
spaces. This alternative was investigated to determine the minimum renovations needed 
for the retail space to meet market standards and incorporate on-site parking. Changes 
to the historic structure include the removal of the 1946 addition, the existing roof and 
slab on grade, and storefront infill within the original garage openings. 
 
Alternative 3:  
Maintain the existing facade of the 1932 historic structure, use the ground level for 
retail use, add one subterranean level of retail for a total of 34,000 net square feet, 
construct five levels of parking above consisting of 189 spaces, and construct ten levels 
of residential above consisting of 155 units. This alternative investigates the impacts of 
the requested 15’ foot setback on all streets from face of historic façade to proposed 
tower and above grade parking. Other changes to the historic structure would be the 
same as the Base Project.  
 
The purpose of this study was to determine the impacts of providing a 15’ setback from 
the historic façade for all above grade development. 
 
The physical yields for the development of Alternative 3 include:  

• Reduced parking count (approximately 189 stalls) due to less floor plate,  
• Street-wall height limits, which limit the levels of the garage (or tower base) 

above grade, preventing additional floors of garage to be added without 
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significantly reducing the parking count.  
• Fewer residential units due to lower parking count. 

  
Alternative 3B:  
At request of City Planning and Historical, this Alternative is a variation of #3, 
providing the same setbacks behind the façade of the historic building but with a taller 
tower totaling 23 stories.  
 
The physical yields for the development of Alternative 3 include:  

• Reduced parking count (approximately 189 stalls) due to less floor plate,  
• Street-wall height limits, which limit the levels of the garage (or tower base) 

above grade, preventing additional floors of garage to be added without 
significantly reducing the parking count.  

• Reduced rates for the units due to lower parking count. 
 
 
Alternative 4:  
Maintain the existing facade of the 1932 historic structure, add five subterranean levels 
of parking consisting of 202 spaces, rehab ground floor retail and add one second story 
level of retail for a total of 34,000 net square feet, and construct eleven levels of 
residential consisting of 168 units. This proposal provides a 5’ setback from the historic 
façade at the second floor and a 15 foot setback at the 3rd floor and above.  Changes to 
the historic structure would be the same as the Base Project. 
 
The purpose of this Alternative 4 study was to determine the impacts of providing all 
parking below grade.  
 
The physical yields for the development of Alternative 4 include:  

• Reduced parking count (approximately 202 stalls),  
• 5’setback from historic façade (instead of 15’) for 2nd floor retail to achieve 

minimum required retail area. 
Fewer residential units due to lower parking count.  

 
Analysis of the Base Project and the Four Alternatives 
 
Alternative 1 was prepared to evaluate the impact of restoring the 1932 building and the 
1946 addition and using them as a retail venue. While this maintains the designated 
historical resource, including the façade, roof and structure, it is not an optimal space 
for retail use, has no on-site parking for the use and is not economically viable. 
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Alternative 2 was prepared to evaluate the minimum renovation needed to 
accommodate a viable retail use in the 1932 building with on-site parking. While this 
alternative is feasible to construct it, requires nearly the same level of modifications to 
the existing building as the Base Project and is not economically viable. 
 
Alternative 3 was prepared to evaluate the impact of providing a 15’ setback from the 
historic façade of the 1932 building to the development above. This illustrates the 
significant impact to parking that happens when the façade is set back. Due to the 
proportions of the site, providing a setback causes the parking deck levels to be 
extremely inefficient, producing far less parking and resulting in far less residential 
units. It is not feasible to build additional residential units, even though the City does 
not require parking for the residences, because market studies show that a minimum 
amount of parking is required to make the project feasible to rent. Building the parking 
levels higher to achieve more parking and thus more residential is not feasible because 
the parking is so inefficient and, therefore, so expensive it becomes cost prohibitive. 
Either variation of this alternative is not economically viable. 
 
Alternative 3B was prepared at request of the city to evaluate the unit count for a tower 
of equal height to the Base Project. Although the unit count is increased, there is still a 
reduced floor plate due to the 15 foot setback provided along ‘G’ Street and 9th Avenue. 
This reduced floor plate totals 227 units and 155 residential parking stalls, providing a 
parking ratio of .68 per unit. The average parking ratio for market rate apartments in 
Downtown San Diego is higher than 1 per Unit. The City does not require parking for 
the residences, however a minimum amount of parking is required to make the project 
feasible to rent at a competitive rate and to obtain financing for the project. 
 
Alternative 4 was prepared to evaluate the impact of providing all the parking below 
grade. To achieve the equivalent retail area needed to make the retail viable, this 
alternative allows only a 5’ setback from the historic façade to the 2nd level retail space. 
Not shown on graphic.  Above that the residential structure is set back the full 15’. This 
alternative also yields less parking and less residential units. The parking is the 
maximum that can be built below grade as this alternative assumes 5 stories below 
grade. Another problem with this alternative is that the existing façade would need to be 
held up in place above 5 stories of shoring. This would be cost prohibitive if not totally 
infeasible. The alternative is not economically viable.  
 
Other variations of these alternatives were evaluated and discarded as they did not 
improve the economics or lessen the impact to the existing historic structure. Any 
setback to the structure above from the face of the historic façade causes significant loss 
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of parking efficiency due to the dimensions of the site. The narrow width leaves no 
room for flexibility in the configuration of the above grade parking. Building parking 
higher is restricted by the building podium height defined in the CCPDO. The Base 
Program was, therefore, considered the optimal solution that strikes a balance between 
historic preservation and development density.  
 
Supplemental Finding (2 )  The deviation is the minimum necessary to afford relief 
and accommodate the development and all feasible measures to mitigate for the loss 
of any portion of the historical resource have been provided by the applicant. 
 
The initial building on this site was constructed in 1932 as a single story, approximately 
22,000 square foot, garage for the Southern and later Pacific Telephone and Telegraph 
Company with Art Deco styling that was popular during that period.  In 1946, an 
approximately 2,000 square foot, addition was constructed immediately to the south.  
Over the years, this building complex was converted from garage to warehouse use, but 
its exterior appearance was retained. The retained art deco style elements include large 
raised panels with vertical detailing. The three-sided framing of these panels extends 
above the roofline on the three street elevations. Raised flat horizontal bands are present 
around the edge of the roofline and connect the vertical panels. Some of the vertical 
panels contain metal foldup style garage doors, others contain metal-framed, fixed pane 
multi-lite window sections. Both buildings are in good condition and no significant 
exterior alterations have been noted. Both buildings were included in the designation of 
this property as San Diego Historical Resource #1355 in November of 2019.  
 
The Mitigation Monitoring and Reporting Program of the Downtown FEIR/SEIR 
provides that resources listed on San Diego Register of Historical Resources shall, 
whenever possible, be retained on-site.  Partial retention, relocation or demolition of a 
resource shall only be permitted according to Chapter 14, Article 3, Division 2 of the 
Historical Resources Regulations of the Land Development Code.  Said Article 3 requires 
a Site Development Permit in accordance with Process Four be obtained for Multiple 
dwelling unit residential development on any size lot when a historical resource is 
present. (SDMC §143.0210(e)(2)(B)) A Site Development Permit decided in accordance 
with Process Four is also required for any development that deviates from the historical 
resources regulations as described in Section 143.0210 per (SDMC §126.0502(d)(20(E). 
The instant Site Development Permit proceedings are being undertaken for this purpose. 
 
The City of San Diego applies the Secretary of the Interior’s Standards for Rehabilitation 
provide the guidelines to be applied to rehabilitation projects affecting designated local 
resources.   
   Secretary of the Interior’s Standards for Rehabilitation 
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1.   A property will be used as it was historically or will be given a new use 
that requires minimal change to its distinctive materials, features, 
spaces and spatial relationships.  The subject property will be given a 
new use that will require substantial change to its spaces and spatial 
relationships. 

2.   The historic character of a property will be retained and preserved.  
The removal of distinctive materials or alterations of features, spaces 
and spatial relationships that characterize a property will be avoided.  
But the historical character of the property will not be retained. 

3.   Each property will be recognized as a physical record of its time, place 
and use.  Changes that create a false sense of historical development, 
such as adding conjectural features or elements from other historic 
properties, will not be undertaken.  As the result of this project, the 
property will not be recognized as a physical record of its time, place 
and use. 

4.   Changes to a property that have acquired historic significance in their 
own right will be retained and preserved.  No changes to the property 
that have acquired historic significance in their own right exist. 

5.   Distinctive materials, features, finishes and construction techniques or 
examples of craftsmanship that characterize a property will be 
preserved.  The distinctive materials, features, finishes and 
construction techniques at the street level will be preserved but will 
be overshadowed by the new development. 

6.   Deteriorated historic features will be repaired rather than replaced.  
Where the severity of deterioration requires replacement of a 
distinctive feature, the new feature will match the old in design, color, 
texture and, where possible, materials.  Replacement of missing 
features if any exist will be substantiated by documentary and 
physical evidence.  Deteriorated historic features will be repaired 
rather than replaced.  

7.    Chemical or physical treatments, if appropriate, will be undertaken 
using the gentlest means possible.  Treatments that cause damage to 
historic materials will not be used.  This Standard can be met. 

8.    Archaeological resources will be protected and preserved in place.  If 
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such resources must be disturbed, mitigation measures will be 
undertaken. No such resources are anticipated. 

9.  New additions, exterior alterations or related new construction will 
not destroy historic materials, features or spatial relationships that 
characterize the property.  The new work shall be differentiated from 
the old and will be compatible with the historic materials, features, 
size, scale and proportion, and massing to protect the integrity of the 
property and its environment.  It is the project’s intent to meet this 
Standard. 

10.  New additions and adjacent or related new construction will be 
undertaken in such a manner that, if removed in the future, the 
essential form and integrity of the historic property and its 
environment would be unimpaired.  

 
Conclusion:  It is indisputable that this project will not meet the Secretary of the 
Interior’s Standards for Rehabilitation.  If it did, the project would not need a Site 
Development Permit. 
 
The 1932 historical resource will be retained and rehabilitated on its original site and it 
will be incorporated into a new residential and retail complex that will rise 21 stories 
above consistent with the current zoning for this site. The complex will be designed in a 
manner that laterally separates the historical resource from the new construction above in 
order to preserve the historical appearance of the designated resource.  
 
The 1946 addition will be removed to allow for vehicular egress and loading dock. Other 
alternatives were studied for vehicular ingress and egress as well as a loading dock but 
they all required significant alteration to the 1932 façade and significant demolition of the 
1946 façade. The proposed design minimizes any modification to the 1932 façade, 
utilizing existing openings for vehicular and occupant entry and with minimal 
modifications for required emergency exits and utility access. The full scope of the 
modifications to the façade is defined in the Treatment Plan, which is submitted as part of 
the Mitigation, Monitoring and Reporting Program presented in Exhibit B to this Report. 
 
The proposed lateral separation at the second floor above the historic façade with a 
horizontal “lens” element is the only solution that worked for the site given the 
dimensional constraints of the property. This solution allows the historic façade to 
maintain its character and read as an independent element. Great care was taken in 
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exploring the dimensions, materiality and color of this lens to be respectful of the historic 
façade and create a “negative space” between the two elements of the project. 
 
The Mitigation Monitoring and Reporting Program (MMRP) for the Downtown 
Community Plan requires the implementation of Mitigation Measure HIST- A.1-3 if a 
(locally) designated historical resource would be only partially retained. That Mitigation 
Measure requires the submission of a Documentation Program that must include Photo 
Documentation and Measured Drawings of the resource to the Historical Resources 
Board Staff for review and approval. This Mitigation Measure will be implemented. 
Copies of the Mitigation Monitoring and Reporting Program Components are attached 
to these Findings as Exhibit B. 
 
The subject property was evaluated in a Historical Resources Technical Report 
prepared by Marie Burke Lia and Dolores Mellon in July of 2019 and revised in 
September of 2019.  That Report concluded that the subject property is eligible for the 
Local Historical Register under Criterion A and C, but not eligible for the California or 
National Registers.  In November of 2019, the property was listed as Historical 
Resources #1355 under Criterion A as a special element of the City’s economic 
development, revealing the increasing importance of the automobile as America’s 
favored method of private transportation from 1900 – 1956, and under Criterion C 
through the retention of character-defining features of the Art Deco style, retaining a 
good level of architectural from its 1932 period of significance.  
 
The Downtown Community Plan (DCP) and Centre City Planned District Ordinance 
(CCPDO) are subject to the Downtown FEIR, a “Program EIR” prepared in compliance 
with the California Environmental Quality Act (CEQA).  A Downtown FEIR 
Consistency Evaluation will be prepared for the Project in compliance with CEQA and 
Local Guidelines.  Under this process, an Evaluation is prepared for each subsequent 
proposed action to determine whether the potential impacts of a project were anticipated 
in the Downtown FEIR.  
 
The incorporation of designated historical resources into new construction has been an 
established practice in the City of San Diego since 1990. There have been eight such 
projects that have used the Site Development Permit process under §126.0505 to achieve 
this solution that preserves the appearance and location of the historical resource and 
permits the redevelopment of the site in accordance with current zoning. These 
incorporation examples include the Howe House into the First and Robinson Apartment 
complex, the Carnation Building into the Icon Condominiums, the California Stamp 
Company into the Doma Condominiums, the Egyptian Theater into the Egyptian 
Condominiums, Station B into the Electra Condominiums, Exclusive Cleaners into the 
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Deca Condominiums, Griswold Pharmacy into the Paseo de Mission Hills and the John 
O’Day Commercial Building into the Kettner Lofts, aka AV8. A graphic exhibit 
documenting these incorporations is attached as Exhibit D to these Findings.  
 
In each of these instances, the required Site Development Permit Findings were made that 
the deviation to incorporate the resource into the new development was found to be the 
minimum necessary to afford relief and accommodate the development and all feasible 
measures to mitigate the loss of any portion of the historical resource had been provided. 
The same Finding can be made for this project. The documentation herein demonstrates 
that the minimum necessary revisions to the existing historic structure will be undertaken 
and that a comprehensive mitigation and monitoring program will be put in place.   
 
Supplemental Finding (3) The denial of the proposed development would result in 
economic hardship to the owner.  For purposes of this Finding, “economic hardship: 
means there is no reasonable beneficial use of a property and it is not feasible to 
derive a reasonable economic return for the property.  
 
In order to determine whether there are feasible alternative development plans for this 
property, that would minimize the potential adverse effects to the designated historical 
resource, the attached Economic Feasibility Analysis, conducted by the firm of London 
Moeder Advisors, was prepared based on the Base Project and 4 Alternatives (that were 
prepared by Carrier Johnson and are defined more fully above). That Analysis, which is 
attached as Exhibit C, reached the following conclusions. 
 
Base Project   
 
The Base Project would retain the existing façade of the historic structure, add one level 
of subterranean retail space, (19,500 sf), construct five levels of parking above the 
existing structure and sixteen levels of residential units above the levels of parking, 
resulting in 242 residential units. The total project costs would be $142,807,588 and the 
total gross profit generated from this investment is forecasted to be $45,955,665.   
 
The Net Operating Income (NOC) at stabilization is estimated at $7,954,860, which 
when compared to the total costs of the project, will result in a Yield on Costs (YOC) of 
5.6% which satisfies the minimum 5.5% for project feasibility. 
 
The Internal Rate of Return (IRR) on this investment is forecasted to be 16.5%, which 
also demonstrates that the project is economically feasible. The typical IRR for rental 
housing projects ranges from 13% to 15%. Any IRR below this range would struggle to 
attract investors and achieve project financing. 
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Four less environmentally damaging alternatives, that would minimize the potential 
adverse effects, have been evaluated. 

 
Alternative 1   
 
Alternative 1 would retain and rehabilitate the existing warehouse retail structure 
(21,944 square feet) and return the space to retail use. The Economic Feasibility 
Analysis determined that the almost 22,000 square foot space would rent for $2.75 a 
square foot. 
 
The total forecasted rehabilitation costs for this Alternative are $14,627,435, which  
would exceed the forecasted sale price of $14,537,297.  
 
This alternative would generate approximately $43,197.909 less total profit than the 
Base Project.  But more importantly, the forecasted YOC (yield on costs) would be 
3.9% whereas the minimum YOC necessary to finance retail properties is 7.5%. 
 
Alternative 2 
 
Alternative 2 would retain and rehabilitate the existing warehouse retail structure, add 
one subterranean retail level and replace the roof structure with rooftop parking.  The 
34,000 square foot retail space is estimated to rent for $3.00 per square foot.  
 
The total project costs are $27,989,507 and the forecasted sale price is $24,509,162. 
This results in a financial loss for the project forecast to be $2,538.708, which is not 
economically feasible. 
 
With a forecasted profit at disposition of negative $2,538,708, this Alternative would 
generate $48,494,373 less total profit than the Base Project. 
 
Alternative 3 
 
Alternative 3 studies the effect of providing a 15’ setback from the historic façade and 
would retain and rehabilitate the existing warehouse retail façade, add one level of 
subterranean retail space, add five levels of parking above and ten levels of residential 
units above the parking, resulting in 155 residential units.  
 
The total project costs are forecasted to be $105,590,612 and the forecasted sales price 
is $116,078,147.  
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With a forecasted profit at disposition of $15,145,802, this Alternative would generate 
$30,809,863 less total profit than the Base Project. 
 
This results in an economically infeasible project because the Yield on Costs is 4.7% 
where the minimum requirement is 5.5%.   It is also the case that the Internal Rate of 
Return (IRR) would be 7%, which is below 13%-15% required to attract investors and 
qualify for financing. 
  
Alternative 3B 
Alternative 3B assumes retaining the existing façade of the historic structure, the 
addition of one subterranean level of retail space, construction of five levels of parking 
above the existing structure, and 16 levels of residential units above the levels of 
parking. The 227 residential units are to begin leasing immediately after construction is 
complete with two months of pre-leasing. The project is assumed to be sold after a five-
year period. 
 
The 227 market rate units average 900 square feet in size. There will be a total of 189 
parking spaces (155 assigned to residential) included in the parking levels of the 
building. In addition, there will be 19,500 square feet of below grade retail and 14,500 
square feet of retail on the first level of the building. 
 
When the 227 market rate units are leased after construction is completed, the 
forecasted average rent is estimated to be $3.73 per Square foot for the units with 
parking and $3.50 per square foot for units without parking. The 34,000 square feet of 
total retail space is estimated to at $3.37 per square foot. 
 
The forecasted sale price for the entire project is $159,276,163. It is important to note 
that the assumed exit cap rate is 4.75% (25 basis point above market) to reflect the 72 
units that do not have parking provided. Projects that do not provide parking represent 
increased marketability risk to the developer and lender. Total project costs are 
forecasted at $136,477,630 resulting in a IRR of only 10.2%, well below the minimum 
returns needed to obtain financing commitments. 
 
Alternative 4 
 
Alternative 4 studies the effect of putting all parking below grade and providing a 
smaller setback from the historic façade. This Alternate would retain and rehabilitate 
the existing warehouse retail façade, add one subterranean and one second story level of 
retail, five subterranean levels of parking and eleven levels of residential above the 
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second level of retail, resulting in 168 residential units.  
 
The forecasted project costs are $126,493,773 and the forecasted sales price for the 
entire project is $110,331,239, a financial loss of $14,556,301. This Alternative would 
generate $60,511,966 less profit than the base project.   
 
Also, the Internal Rate of Return (IRR) would be 6.5%, below the 13% - 15% required 
to attract investors and qualify for financing. 
 
Five Alternatives to the proposed project were identified and evaluated by the London 
Moeder Advisors as discussed above.  Each of those Alternatives fail to meet the 
minimum levels of financial performance that would make the project feasible. Each 
generates levels of Internal Rate of Return (IRR) and Yield on Costs (YOC) that is far 
below the minimum acceptable levels for financing. The required Finding of economic 
hardship can be made, there is no reasonable alternative beneficial use of the property 
and it is not feasible to derive a reasonable economic return from this property other 
than the proposed Base Project.   
 
Therefore, the Supplemental Findings for the Historical Resources Deviation for 
Substantial Alteration of a Designated Historical Resource can be made. 
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FINDINGS 
 
Neighborhood Development Permit – Section 126.0404 
 

(143) Findings for Neighborhood Development Permit 
 

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

 
The Downtown Community Plan defines the vision for development of the entire 
Downtown region with land use and housing issues addressed in Chapter 3.  Chapter 6 
addresses the Community Plan Vision for the East Village with specific attention to 
the Northwest East Village Sub-District that the project resides in. The project is 
designed to strike a balance between the Community Plan Vision for the district to be 
a “high-intensity residential zone” where “intensities will parallel those of the 
Civic/Core” and Chapter 9’s goals to preserve an historic resource. 
 
According to Figure 3-4 describing Land Use, this property is located in the 
Employment/Residential Mixed-Use district.  According to page 3-7, this 
classification permits a variety of uses, including office, residential, hotel, research 
and development and educational and medical facilities. 
 
The minimum FAR for the subject property is 3.5 and the maximum is 6.0.  
“Proposed base development intensities in the Community Plan range from 2.0 to 
10.0, modulated to provide diversity of scale, as well as high intensities in selected 
locations.” Policy 3.2-P-3 allows “intensity bonuses for development projects in 
specific locations established by this Plan that provide public amenities/benefits 
beyond those required for normal development approvals. Per figure 3-11 the subject 
property has a Total Bonus FAR available of 14 and per figure 3-12 the Maximum 
FAR with bonuses can be 20.   
 
The proposed project makes use of several density bonuses to achieve a total FAR of 
11.14. The bonuses include providing 10% three-Bedroom units; Construction the 
project to a LEED Silver standard; and purchasing FAR bonus density. Several factors 
limit the Project’s ability to achieve higher densities including: 
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• Maintaining the historic façade 
• Height limit of building podiums to 80’ 
• Allowable Lot coverage 
• Maximum Tower floor plate dimensions 
• Financial feasibility of building higher than 240’ 

 
Several deviations to the CCPDO are being requested to specifically achieve the 
proposed density. Those include increasing the Lot Coverage and increasing the 
allowable tower floor plate dimension in the east-west direction. 
 
The proposed project complies with Chapters 3 and 6 of the Downtown Community 
Plan as a mixed-use (residential and non-residential) project that will contain active 
retail and commercial ground floor uses.  The design standards utilized will establish a 
highly pedestrian oriented development on the site. 
 
 
2.  The proposed development will not be detrimental to the public health, safety 
and welfare. 
 
The proposed development will be consistent with the Downtown Community Plan. 
 
The site is 24,829 square feet bounded 9th Avenue, G Street and 10th Avenue. The 
Property is defined as Assessor’s Parcel Number 535-136-01, Lots A,B,C, K and L of 
Block 83 of Horton’s Addition in the City of San Diego. The construction will be 
Type 1, fire rated and sprinklered, meeting occupancy classification R1 as required by 
the California Building Code CBC 2019. 
 
The proposed development complies with the Development Regulations of the Centre 
City Planned District Ordinance (§156.0310), including the Residential Development 
Regulations (§156.0310 (g) as they apply to developments containing more than 50 
units in terms of Common Outdoor Open Space, Common Indoor Space, Private Open 
Space and Pet Open Space. 
 
The proposed development complies with the Urban Design Regulations of the 
Planned District Ordinance (§156.0311), the Performance Standards of the Planned 
District Ordinance (§156.0312), the Residential Off-Street Parking Space 
Requirements of the Planned District Ordinance (§156.0313),   
 
The proposed development complies with all San Diego Municipal Code and Uniform 
Building Code provisions intended ensure that the public health, safety and welfare 
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are protected and enhanced by this construction. 
 
3.  The proposed development will comply with the applicable regulations of the 
Land Development Code including any allowable deviations pursuant to the 
Land Development Code. 
 
The proposed development will comply with the applicable provisions of the Centre 
City Planned District Ordinance.   It is located within the Employment/Residential 
Mixed-Use District that specifically calls for this type of property use.  The 
development will comply with the PDO’s FAR regulations that call for a maximum 
base floor area ratio of 6.0 at this site with a maximum FAR with Bonuses of 20.  It 
will comply with the PDO’s Development Regulations pertaining to lot size, 
minimum building setbacks, building heights, building bulk, building base, ground 
floor heights, commercial space depth and residential development regulations.   
 
The building will comply with the PDO’s Urban Design Regulations pertaining to 
building orientation, façade articulation, street level design, pedestrian entrances, 
blank walls, tower design, glass and glazing, exterior projecting balconies, rooftops, 
encroachments into public rights-of-way, building identification, regulations 
pertaining to historical resources requiring a Site Development Permit, additional 
standards for residential developments, additional standards for main streets, and 
urban open space design guidelines.  It will comply with the PDO’s Off Street Parking 
and Loading Standards. 
 
The proposed development will request deviations from the PDO requirements 
including:  
 
Personal Storage 
The municipal code Sec. 131.0454 states that ”each dwelling unit shall have a fully 
enclosed, personal storage area outside the unit that is at least 240 cubic feet with a 
minimum 7-foot horizontal dimension along one plane.” The applicant would like to 
request a deviation to reduce the storage requirement to 91 storage areas total. This 
includes recently added 40 storage areas to be provided at tandem parking stalls.  
Per code the personal storage requirements for the proposed 241 dwelling units, 
equals to a net total of 57,840 cu ft of space, not including circulation requirements. 
The floor area required for this amount of storage and circulation is approximately 
10,000 to 12,000 square feet of floor area. The proposed building envelope has been 
determined through height restraints per the California Building Code, zoning 
regulations for limited tower floor plates, and setbacks. The proposed design 
maximizes the building envelope and provides all usable occupied space above grade. 
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Utilities, parking, and storage are forced to be within 5 levels above grade. The 
alternative is providing additional storage that would reduce residential and/or retail 
use or parking capacity. 
 
The project has been designed to provide sufficient room to meet the minimum 
standards for both parking and storage.  The applicant anticipates that there will be a 
higher market demand for parking than the minimum code standard and a lower 
market demand for personal storage per the PDO.  The applicants plan is to design 
level 6 for parking use, but if parking demand decreases, this space can be dedicated 
for personal storage and still meet the parking requirements per the PDO.  In the 
future, property management can adjust the amount of parking and storage provided to 
meet the market demand of each. 
 
In addition, it should be noted that each residential unit has been designed with one to 
two walk in closets, rather than a normal 4’ to 6’ wide single depth closet. This will 
facilitate storage for the residents within their units. 
 
Driveways 
The proposed project is requesting a deviation from San Diego Municipal Code 
(SDMC) Section 142.0560(j) for a new proposed one-way driveway for vehicles to 
egress from the site onto Ninth Avenue. The minimum standard driveway curb-cut 
width for a one-way non-residential curb cut and driveway is 14 feet (ft) wide, and the 
project is proposing a 12 ft driveway curb-cut.  Widening the one-way driveway was 
explored but deemed not feasible due to the preservation requirements of a historic 
façade and the location of the adjacent loading zone driveway. Because of the 
preservation of the historic façade and limitations to site access due to the widths of 
existing façade openings, there is limited frontage to provide all vehicle access, 
including on-site loading.  
 
The project provides Visibility Areas at the project driveway per SDMC Diagram 
113-02SS and also proposes the installation of convex mirrors located within the 
project site at the proposed 12 ft wide driveway to enhance the visibility of pedestrians 
to motorists. A sight distance analysis was provided that confirmed adequate line of 
sight for traffic egressing could be provided identifying adequate visibility of vehicles, 
bicycles, and pedestrians. In addition, the proposed 12 ft wide driveway curb cut 
design would maintain the driveway apron flare within the project boundary with 
adequate separation between the curb cut opening and adjacent property line. 
 
Maximum Lot Coverage Tower 
The municipal code Sec. 156.0310 (d)(3)(A) states that “The maximum lot coverage 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art02Division05.pdf#page=7
https://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art03Division02.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art03Division02.pdf
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of the tower of the building shall be 50 percent of the lot area,” The applicant would 
like to request a deviation to increase the lot coverage to 66 percent of the lot area. 
Limiting the lot coverage to 50% for the tower will result in the project not being 
feasible because it will reduce the number of residential dwelling units and FAR 
density that can be achieved. Strictly complying with the 50% maximum lot coverage 
for the tower while maintaining the same square footage of residential units would 
require displacing 4,000 s.f. of net residential area from each floor to new floors in the 
tower (60,000 s.f. total of useable space) and result in 6 additional floors being added 
to the tower. These floors would need elevator, stair & corridor cores of 2,167 sf. for 
each floor resulting in an additional gross area of 13,000 s.f. to achieve the same 
rentable residential square feet. This change would result in an increase of $3,150,000 
to the project construction costs (13,000 sf x $242/sf) for the same net useable 
residential footage. There would also be an additional $20/sf to purchase the 
additional FAR and $10/sf in soft costs totaling $400,000.  Together that puts the 
additional area at a cost of $3,550,000. 
 
In addition, these extra floors will cause the tower to exceed the 240’ height limit 
imposed by the California Building Code, which requires a redundant structural 
support and other code restrictions for high rises over 240 ft. Buildings above that 
height are approximately $10 per square foot more expensive to construct (when 
applied to the entire building area). We have enclosed a letter from Swinerton 
Builders, the project General Contractor, that documents the additional cost at 
approximately $4,500,000 for this project.  
 
The additional square footage plus the higher cost of construction to comply with the 
50% coverage restrictions would result in a total financial impact to the project of 
$8,050,000 and cause the project to be financially infeasible. The proposed deviation 
for maximum lot coverage provides the smallest possible encroachment into the 
required setbacks. In addition, the deviation allows the project to maximize residential 
dwelling units and achieve the greatest floor to area ratio acceptable to the leasing and 
financing markets given the historic building and parking demands, all in continuance 
of the General Plan and Downtown Community Plan policies and goals supporting 
construction of residential dwelling units and high floor area ratios.  
 
The city has requested a full block massing study to be provided to demonstrate how 
the remainder of the block can be developed and in compliance with the policies in the 
Downtown Community Plan (5.3-G.1 and 5.3-G.3), CCPDO (bulk standards for 
towers), and Downtown Design Guidelines (4.4.1.E). Exhibit ‘A’ of these findings 
shows two scenarios demonstrating potential development for the remaining lots. 
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Scenario 1 includes all remaining lots of the southern portion of the block totaling 
35,000 s.f. for one development containing a tower that maximizes the tower lot 
coverage at 50%. The future tower maintains a 40 ft separation from the tower located 
on proposed development 
 
Scenario 2 includes all remaining lots of the southern portion divided into two 
separate developments on a 15,000 s.f site and a 20,000 s.f. site. The future towers 
maintains a 40 ft separation from the tower located on proposed development, and can 
provide a tower floorplate ranging from 7,500 to 10,000 s.f. Because these sites are 
oriented North-South, it meets all design guidelines and PDO regulations. 
 
In addition to the massing study, further investigation of other developments under 
similar conditions have been done to demonstrate how deviations were requested in 
order to meet density goals. Most applicants who are proposing a tower design on 
sites between 10,000 to 25,000 square feet have requested a deviation for the limited 
Tower width and/or Lot Coverage. These sites listed below show a demand for the 
deviations needed for similar projects.  

 
3rd and A and Luma were both granted Lot Coverage deviations and did not provide 
on-site affordable, choosing instead to pay the in-lieu fee. While other applicants 
provided on-site affordable and obtained affordable housing bonus incentives to 
automatically obtain the additional lot coverage, it clearly demonstrates that the lot 
coverage restriction in the development standards for a tower design do not 
accommodate smaller sites, making it difficult to provide a workable floor plate and 
nearly impossible to make the financials work.  
 
Floor Plate Dimensions Tower 

Project Current 
Status 

Site 
Area 

Site 
Orientation 

FAR Tower 
Width 

Lot 
Coverage 

Deviations/  
Bonus Incentives 

3rd and A Construction 25,000 East/West 15.9 133 ft 54-77% Lot Coverage 

Luma Built 20,000 North/South 13.8 75 ft 66.0% Lot Coverage 
India & Beech Review 10,000 Square 16.7 85 ft 63.8% Lot Coverage 

Tower Setback 
View Corridor Setback 

1122 4th Ave.  
(California 
Theater) 

Review 25,000 East/West 23 151 ft 48.7% Tower Width 

13th & 
Broadway 

Construction 20,000 East/West 8.8 159.3 ft 60.0% Tower Width 
Lot Coverage 
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The municipal code Sec. 156.0310 (d)(3)(B) and Table 156-0310-A, states that the 
maximum East-West tower floor plate dimensions shall be 130 feet. The applicant 
would like to request a deviation to increase the East-West dimension to 150 feet. 
The required maximum East-West dimension for the tower will reduce the number of 
residential dwelling units and FAR density that can be achieved. As demonstrated in 
the survey, a majority of the proposed sites where tower orientation is dictated by the 
site in the East-West, a tower width increase has been requested.  Due to our specific 
site constraints this conflicts with the intentions of the PDO which encourages tower 
development to be in a North-South orientation. To achieve the proposed number of 
residential dwelling units and strictly comply with the dimension for the tower 
floorplate would require either additional encroachments into the setback 
requirements or a reduced floor plate and additional floors to be added to the tower 
resulting in a taller building that would significantly increase the cost of construction 
and adversely impact the financial feasibility of the project. In addition, the deviation 
allows the project to provide additional residential dwelling units and to achieve a 
floor to area ratio. 
 
Transparency of Façade 
The municipal code Sec. 156.0311(d)(1) states that “A minimum of 60 percent of the 
street-facing building façade containing non-residential uses between 3 and 12 feet 
above the sidewalk shall be comprised of clear, non-reflective windows that allow 
views of indoor space.” The applicant would like to request a deviation to reduce the 
transparency of the 10th Avenue façade length to 40 percent.  
 
The preservation of the existing historic façade has created constraints for utility 
services needed to develop the site. The existing façade has limited penetrations which 
requires utilities to be placed in certain specific locations. The utilities along 10th 
Avenue include standard Back Flow Prevention Devices, and per city standards need 
to be spaced with proscribed separation distances to allow for servicing and separate 
points of connections.  
 
Further investigations have been done including the consulting from Save Our 
Heritage Organization and Historic Review Board, which determined that the only 
way to increase the transparency would be to alter existing or add new openings to the 
historic façade which would harm the preservation. These proposed changes would 
not be supported by HRB or SOHO. 
 
The relevant Land Development Code’s Planning and Development Regulations for 
topics not addressed in the Centre City Planned District Ordinance are contained in 
that Code’s Chapter 14 and include: Grading Regulations, Draining Regulations, 
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Landscape Regulations, Parking Regulations, Refuse and Recyclable Materials 
Storage, Mechanical and Utility Equipment Storage Regulations, Loading 
Regulations, Building Regulations, Electrical Regulations and Plumbing Regulations.  
The proposed development will comply with all of these regulations, since a building 
permit would not be issued without such compliance.  Therefore, the proposed 
development will comply with all applicable regulations of the Land Development 
Code. 
 
In conclusion, we believe it is justifiable for the City to grant Cisterra the requested 
PDO deviations of a larger tower lot coverage, wider building, and no tower setbacks 
from the refurbished historic building because of the burden of maintaining the 
historic building within the project.  The added cost of shoring up to and under the 
building façade to maintain that façade during excavation and construction of the 
subterranean basement level is approximately $2 Million more than if we were 
permitted to simply tear down the building and excavate without it there.  To 
accommodate that added cost and provide the benefit to the City of maintaining a 
historic resource we need to avoid the added costs of additional FAR and of exceeding 
the 240’ height threshold which adds approximately $8,000,000 to the project costs. 
 
(f)  Supplemental Findings – Affordable Housing, In-Fill Projects, or Sustainable  
Buildings Deviation. 
 
Supplemental Finding (1) The development will materially assist in accomplishing 
the goal of providing affordable housing, in-fill projects, or sustainable buildings 
opportunities 
 
The proposed development will comply with the applicable provisions of the Centre 
City Planned District Ordinance and the San Diego Downtown Community Plan for 
the purpose of an “In-fill” project and “Sustainable Building”.     
 
Chapter 5 of the SDDCP encourages development “to fill existing gaps and provide 
new centers for all of downtown’s neighborhoods, to ensure that virtually all residents 
will be within less than a ten-minute walk from everyday amenities”. Section 
143.0915(b)(2) qualifies an in-fill project as “Residential or mixed-use development, 
where all or a portion of the premises is located within a Transit Priority Area”. The 
proposed project complies with these provisions. 
 
Section 143.0915 defines Sustainable Buildings as “Residential and non-residential 
development projects that incorporate the Voluntary Tier 2 Measures of Title 24, Part 
11 California Green Building Standards Code in effect at the time the building permit 
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application is deemed complete”. In addition to incorporating Tier 2 Measure of Title 
24, the proposed project will be applying for LEED Silver. 
Supplemental Finding (2) Any proposed deviations are appropriate for the 
proposed location. 
 
The proposed development will comply with the applicable provisions of the Centre 
City Planned District Ordinance with approval of the deviations, which are 
appropriate to the site and specific conditions and preservation the existing historic 
façade. 
 
The proposed deviations requested as a result of the site constraints will make it 
possible for the applicant to construct a high density and quality residential project on 
a currently underutilized site, and consistent with the Downtown Community Plan. 
The project will result in a distinct design compatible with the surrounding 
neighborhood while furthering the ability to meet employment and residential targets 
as anticipated in the DCP. 
 
The deviations listed in section 3 of the findings comply with the Supplemental 
Development Regulations Section 143.0920, and complies with the requirements of 
the Historical Resources Regulations section 143.0220. 
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Cisterra Development 
3580 Camel Mountain Road 
San Diego, CA 92130 
 
May 28, 2020  

Paul, 
Swinerton Builders has been assisting Cisterra Development in developing a cost-effective 
program to build market rate apartments on the Farkas Building site. We have advised them that 
it is more cost effective if you can stay below a 240’ height.  
When you exceed that height the prescriptive code requires that you design your building with 
moment frame and a shear wall frame, creating a dual frame structural system.  An alternative 
solution is to use performance-based design. Performance Based Design utilizes a peer review 
panel of engineers to validate structural calculations for a shear wall frame. This solution 
requires heavier reinforcing and higher concrete strengths among other things to allow the 
building to perform properly against lateral forces. This is the least expensive way to build above 
240’. 
Other factors that have cost impacts to building over this height include exterior skin in the form 
of higher balcony rails, window washing, higher elevator travel speeds and wet fire sprinkler 
costs.  We are currently in preconstruction on 3 market rate apartment towers in downtown San 
Diego that exceed the 240’ height. Our history shows the premium for buildings over the 240’ 
height is roughly $10 SF over the entire gross building area including garage space, which 
translates to approximately $4,500,000 for this project.  
The groups we have worked with have spread the premium costs over a larger number of floors 
and units to help offset the impact to the project and generate additional revenue. The height of 
the buildings we have priced that exceed the 240’ height have typically been over 400’.       
We have benchmarked these taller towers against several recently completed projects in 
downtown San Diego under the 240’ limit such as Luma, Shift, and Alexan and advised Cisterra 
of the cost premiums accordingly. 
 
Swinerton Builders 
 
Randy Vandewater 
Director of Preconstruction 
 
 
 
 
 
 
 
 

SWINERTON ti! 
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Exhibit ‘A’ 
Massing Study 
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london moeder 
advisors 

May 27, 2020 

Mr. Jason Wood 
Cisterra Partners, LLC 
3580 Carmel Mountain Road 
Suite 460 
San Diego, CA 92130 

Via email: jwood@cisterra.com 

RE: 9 th Avenue & G Street - Economic Alternative Analysis 

Cisterra Development is currently in the entitlement phase of redeveloping the parcel that houses 
the Farkas Fixtures Store, considered of historical significance by the City of San Diego. The site 
includes full frontage on G Street between 9th and 10th avenues and represents 25,000 square feet 
of the 60,000 square-foot block. 

London Moeder Advisors has completed an economic analysis of various development alternatives 
for the property. The purpose of this analysis is to analyze the proposed Base Project and the 
financial impacts and economic feasibility of the development alternatives. 

We have analyzed five development alternatives for the property, in addition to the Base Project, 
which include: 

Base Project: Maintain the existing fac;ade of the historic structure, add one subterranean 
level with 19,500 net square feet of retail, construct five levels of parking above ground 
consisting of 276 spaces, and construct 16 levels of residential consisting of 242 units. 

Alternative 1: rehabilitate the existing 25,000 square foot historic structure and use as 
22,000 square feet of net retail space. 

Alternative 2: Maintain the existing fac;ade of the historic structure, add one subterranean 
level of retail for a total of 34,000 net square feet, construct a loading dock, and construct 
a parking ramp to roof parking consisting of 34 spaces. 

Alternative 3: Maintain the existing fac;ade of the historic structure, add one subterranean 
level of retail for a total of 34,000 net square feet, construct five levels of parking above 
ground consisting of 189 spaces, and construct ten levels of residential consisting of 155 
units. 

Alternative 3B: Maintain the existing fac;ade of the historic structure, add one subterranean 
level of retail for a total of 34,000 net square feet, construct five levels of parking above 
ground consisting of 189 spaces, and construct 16 levels of residential consisting of 227 
units, of which 72 units will not have designated parking within the building. 

Alternative 4 : Maintain the existing fac;ade of the historic structure, add five subterranean 
levels of parking consisting of 202 spaces, rehab ground floor retail and add one second 

londonmoeder.com Page 2 of 13 
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story level of retail for a total of 34,000 net square feet, and construct 11 levels of residential 
consisting of 168 units. 

Conclusions of Economic Alternatives 

We analyzed the project performance of the Base Project that is proposed for the property. The 
Base Project includes construction of one subterranean level of retail space, five levels of above 
ground parking, and 16 levels of residential units. The average size of the residential units is 905 
square feet. 

We have assumed a 21-month construction period with the lease up of residential units 
commencing immediately after completion, including two months of pre-leasing . The project will 
be sold after a five-year holding period. The following table summarizes the impacts to the Base 
Project under each of the five alternatives: 

londonmoeder.com Page 3 of 13 
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Base Project 
22 Story Tower 

Rentable Space: 
Residential 
Parking 
Retail 

Total Net Rentable 
Total Gross 

Total Profit 
Stabilized Yield On Cost 
lRR 

Alternative 3 
16 Story Tower 

Rentable Space: 
Residential 
Parking 
Retail 

Total Net Rentable 
Total Gross 

Total Profit 
Difference from Base ($) 
Difference from Base (%) 
Stabilized Yield On Cost 
IRR 

242 units 
276 spaces 
34,000 SF 

253,000 SF 
426,650 SF 

$45,955,665 
5.6% 
16% 

155 units 
189 spaces 
34,000 SF 

173,400 SF 
298,060 SF 

$15,145,802 
-$30,809,863 

-670% 

4 .7% 
7% 

Source: London Moeder Advisors 

londonmoeder.com 

Cisterra - 9th & G 
Summary of Scenarios 

Alternative 1 
Refurbish Existing Building 

Rentable Space: 
Residential 
Parking 
Retail 

Total Net Rentable 
Total Gross 

Total Profit 
Difference from Base($) 
Difference from Base(%) 
Stabilized Yield On Cost 
IRR 

Alternative 3B 
22 Story Tower 

Rentable Space: 
Residential 
Parking 
Retail 

Total Net Rentable 
Total Gross 

Total Profit 
Difference from Base ($) 
Difference from Base (%) 
Stabilized Yield On Cost 
IRR 

0 units 
0 spaces 

22,000 SF 
22,000 SF 
25,000 SF 

$2,757,756 
- $43,197,909 

-94.0% 

3.9% 
9% 

227 units 
189 spaces 
34,000 SF 

238,325 SF 
373,069 SF 

$30,600,518 
- $15,355,147 

-33.4% 

4 .7% 
10% 

Alternative 2 
Retain Fa<;ade + Rooftop Parking 

Rentable Space: 
Residential 0 units 
Parking 34 spaces 
Retail 34,000 SF 

Total Net Rentable 34,000 SF 
Total Gross 42,000 SF 

Total Profit ($2,538,708) 
Difference from Base ($) - $48,494,373 
Difference from Base(%) -105.5% 

Stabilized Yield On Cost 3.4% 
IRR -4% 

Alternative 4 
13 Story Tower 

Rentable Space: 
Residential 168 units 
Parking 202 spaces 
Retail 34,000 SF 

Total Net Rentable 185,200 SF 
Total Gross 347,400 SF 

Total Profit ($12,279,294) 
Difference from Base ($) -$58,234,959 
Difference from Base(%) -126.7% 

Stabilized Yield On Cost 3.9% 
IRR -6% 

Page 4 of 13 
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We have determined that only the Base Project is economically feasible . This project is forecasted 
to generate a total profit of approximately $46 million. In addition, this project is estimated to 
generate a Net Operating Income ("NOi ") at stabilization of $7,954,860, which when compared to 
the total costs of the project represents a Yield On Cost ("YOC") of 5.6%. 

Based on performing feasibility analyses and consulting services on hundreds of real estate 
projects, it is our experience that a redevelopment project requires the Yield On Costs spread over 
existing cap rates to be 1.5% to be economically feasible and to qualify for project financing . 
Meaning if cap rates are approximately 4% for residential projects and approximately 6% for retail 
projects the targeted YOC is 5.5% and 7.5% respectively. 

The internal rate of return ("IRR") of the Base Project is forecasted to be 16.5%. This also 
demonstrates that the project is economically feasible. The typical minimum IRR for rental housing 
projects ranges from 13% to 15%. Any IRR below this range would struggle to attract investors and 
achieve project financing . 

Alternative 1 is not economically feasible. The refurbishing of the existing retail building results in 
an NOi at stabilization of $566,620. When compared to the total costs of the project the YOC is 
3.9%, which is below the 7.5% YOC threshold required . In addition, the total profit is reduced by 
$43.2 million (-94.0%) compared to the Base Project. 

Alternative 2 is not economically feasible. Due to the high cost of subterranean construction 
without the addition of sufficient revenue producing density, the estimated NOi at stabilization is 
$952,796. When compared to the total costs of the project the YOC is 3.4%, which is below the 
7.5% YOC threshold required . In addition, the total profit is reduced by $48.5 million (-105.5%) 
compared to the Base Project. This alternative also results in a financial loss for the developer of 
$2,538,708. 

Alternative 3 is not economically feasible. Due to the expensive costs of high-rise construction 
without the addition of sufficient revenue producing density, the estimated NOi at stabilization is 
$4,973,574. When compared to the total costs of the project the YOC is 4.7%, which is below the 
5.5% YOC threshold required . The total profit in this alternative is also reduced by $30 .8 million (-
67.0%) compared to the Base Project. In addition, the IRR for this alternative is only 7.2%, which is 
below the minimum targeted IRR of 13% to 15%. 

Alternative 3B is not economically feasible. Due to the expensive costs of high-rise construction 
without the addition of sufficient revenue producing density, the estimated NOi at stabilization is 
$6,482,227. When compared to the total costs of the project the YOC is 4.7%, which is below the 
5.5% YOC threshold required . The total profit in this alternative is also reduced by $15.4 million (-
33.4%) compared to the Base Project. In addition, the IRR for this alternative is only 10.2%, which is 
below the minimum targeted IRR of 13% to 15%. A critical factor in this alternative is that 72 units 
will not have parking spaces provided. This represents a financial challenge because no projects 
have been financed without parking. It is likely that financing terms could be less favorable than the 
assumptions in this report for projects without parking due to increased marketability risk. 
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Alternative 4 is not economically feasible. Due to the expensive costs of high-rise and subterranean 
construction without the addition of sufficient revenue producing density and increased rents, the 
estimated NOi at stabilization is $4,907,520 . When compared to the total costs of the project the 
YOC is 3.9%, which is below the 5.5% YOC threshold required . The total profit in this alternative is 
also reduced by $58.2 million (-126.7%) compared to the Base Project. In addition, the IRR for this 
alternative is negative 6% and represents a financial loss for the developer of an estimated $12.3 
million. 
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Approach to Analysis 

To determine the impact to the project, we prepared financial proformas for the five alternatives 
and compared the performances to the Base Project proforma. In each proforma, we assumed the 
following : 

Construction period of 21 months, 6 months, 15 months, 21 months, 19.25 months, and 
23 months for the Base Case and Alternative 1 to Alternative 4, respectively. 

Rental residential units begin leasing immediately after construction is completed with 
two months of pre-leasing. 

Construction costs are provided by the developer and London Moeder Advisors based on 

similar projects and construction types. 

Rental rates and revenues were established by our survey of market rents for competitive 
projects in the area. 

Residential rental units that do not offer parking are discounted at an average of $200 per 
month to reflect the cost of finding replacement parking within a four-block radius. The 

typical cost of monthly parking in a four-block radius ranges from $165 to $220 per space. 

Residential rental units that offer parking is estimated to stabilize at a 4.5% vacancy rate. 

Residential rental units that do not offer parking are more difficult to lease than those with 
parking; therefore, we have assumed these units will stabilize at a 10% vacancy rate. 

Rental residential units achieve a $50 per floor rent premium per month . Top floor units 
achieve a $100 per floor rent premium per month. 
The following summarizes the financial proformas we have prepared for analyzing the 
project, which are included in the Appendix. 

Base Project 

The Base Project includes retaining the existing fac;:ade of the historic structure, the addition of one 
subterranean level of retail space, construction of five levels of parking above the existing structure, 
and 16 levels of residential units above the levels of parking . The 242 residential units are to begin 
leasing after construction is complete with two months of pre-leasing. The project is to be sold 
after a five-year holding period . 

The 242 market rate units include an average of 905 square feet. There will be a total of 276 parking 
spaces included in the parking levels of the building . In addition, there will be 19,500 square feet of 
below grade retail and 14,500 square feet of retail on the first level of the building. 

When the 242 market rate units are leased after construction is completed, the forecasted average 
rent is estimated to be $3.72 per square foot. The 34,000 square feet of total retail space is 
estimated to rent at $3.37 per square foot. 

The total gross profit generated from this investment is forecasted to be $45,955,665. In addition, 
this project is estimated to generate an NOi at stabilization of $7,954,860, which when compared 
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to the total costs of the project represents a YOC of 5.6%, which satisfies the minimum requirement 
of 5.5% for project feasibility. 

The IRR of the investment is forecasted to be 16.5%. This also demonstrates that the project is 
economically feasible. The typical minimum IRR for rental housing projects ranges from 13% to 
15%. Any IRR below this range would struggle to attract investors and achieve project financing . 

Alternative 1 

Alternative 1 assumes rehabilitation of the existing warehouse retail structure (25,000 square feet) 
and returning the space to retail operations. The retail space is assumed to be leased immediately 
after construction is completed and the project sold after a five-year holding period. 

The 22,000 square feet of retail space is estimated to rent at $2.75 per square foot (today's dollars) . 

The forecasted sale price for the entire project is $14,537,297. Total project costs are forecasted at 
$14,627,435. 

With a total forecasted profit at disposition of $2,757,756, Alternative 1 would generate 
approximately $43,197,909 less total profit than the Base Project (94% reduction}. But more 
importantly the project is not economically feasible because the forecasted YOC of 3.9% is 
below the minimum requirement of 7.5% for retail properties. 

Alternative 2 

Alternative 2 assumes retaining the existing fac;:ade of the historic structure, the addition of one 
subterranean level of retail space, and the replacement of the existing roof structure with rooftop 
parking. The retail space is assumed to be leased immediately after construction is completed and 
the project sold after a five-year holding period . 

The 34,000 square feet of retail space is estimated to rent at $3.00 per square foot (today's dollars). 

The forecasted sale price for the entire project is $24,509,162. Total project costs are forecasted at 
$27,989,507. This results in a financial loss for the project, which is forecasted to be $2,538,708 
and therefore not economically feasible. 

With a total forecasted profit at disposition of negative $2,538,708, Alternative 2 would 
generate approximately $48,494,373 less total profit than the Base Project (105% reduction}. 

Alternative 3 

Alternative 3 assumes retaining the existing fac;:ade of the historic structure, the addition of one 
subterranean level of retail space, construction of five levels of parking above the existing structure, 
and 10 levels of residential units above the levels of parking. The 155 residential units are to begin 
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leasing immediately after construction is complete with two months of pre-leasing. The project is 
assumed to be sold after a five-year holding period. 

The 155 market rate units average 899 square feet in size. There will be a total of 189 parking spaces 
included in the parking levels of the building . In addition, there will be 19,500 square feet of below 
grade retail and 14,500 square feet of retail on the first level of the building . 

When the 155 market rate units are leased after construction is completed, the forecasted average 
rent is estimated to be $3.56 per square foot. The 34,000 square feet of total retail space is 
estimated to rent at $3.37 per square foot. 

The forecasted sale price for the entire project is $116,078,147. Total project costs are forecasted 
at $105,590,612. 

With a total forecasted profit at disposition of $15,145,802, Alternative 3 would generate 
approximately $30,809,863 less total profit than the Base Project (67% reduction) . But more 
importantly the project is not economically feasible because the forecasted YOC (4.7%) does 
meet the minimum required of 5.5% to be feasible. 

To further illustrate the infeasibility of Alternative 3, the IRR of this project is forecasted to be 
7%. This also demonstrates that the project is infeasible because an IRR below 13% to 15% will 
struggle to attract investors and qualify for project financing. 

Alternative 3B 

Alternative 3B assumes retaining the existing fac;ade of the historic structure, the addition of one 
subterranean level of retail space, construction of five levels of parking above the existing structure, 
and 16 levels of residential units above the levels of parking . The 227 residential units are to begin 
leasing immediately after construction is complete with two months of pre-leasing. The project is 
assumed to be sold after a five-year holding period . 

The 227 market rate units average 900 square feet in size. There will be a total of 189 parking spaces 
included in the parking levels of the building. In addition, there will be 19,500 square feet of below 
grade retail and 14,500 square feet of retail on the first level of the building . 

When the 227 market rate units are leased after construction is completed, the forecasted average 
rent is estimated to be $3.73 per square foot for units with parking and $3.50 per square foot for 
units without parking. The 34,000 square feet of total retail space is estimated to rent at $3.37 per 
square foot. 

The forecasted sale price for the entire project is $159,276,163. It is important to note that the 
assumed exit cap rate is 4.75% (25 basis point above market) to reflect the 72 units that do not have 
parking provided . Projects that do not provide parking represent increased marketability risk to the 
developer and lender. Total project costs are forecasted at $136,477,630. 
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With a total forecasted profit at disposition of $30,600,518, Alternative 3B would generate 
approximately $15,355,147 less total profit than the Base Project (33.4% reduction). But more 
importantly the project is not economically feasible because the forecasted YOC (4.7%) does 
meet the minimum required of 5.5% to be feasible. 

To further illustrate the infeasibility of Alternative 3B, the IRR of this project is forecasted to be 
10.2%. This also demonstrates that the project is infeasible because an IRR below 13% to 15% 
will struggle to attract investors and qualify for project financing. 

A critical factor in this alternative is that 72 units will not have parking spaces provided. This 
represents a financial challenge because no projects have been financed without parking. It is 
likely that financing terms could be less favorable than the assumptions in this report for 
projects without parking due to increased marketability risk. 

Alternative 4 

Alternative 4 assumes retaining the existing fac;ade of the historic structure, the addition of five 
subterranean levels of parking, rehabilitation of ground floor retail and the addition of one second 
story level of retail for a total of 34,000 net square feet, and construction of 11 levels of residential 
units above. The 168 residential units are to begin leasing immediately after construction is 
complete with two months of pre-leasing. The project is assumed to be sold after a five-year 
holding period . 

The 168 market rate units average 900 square feet in size. There will be a total of 202 parking 
spaces included in the parking levels of the building. In addition, there will be 14,000 square feet of 
retail on the first level, and 20,000 square feet of retail on the second level of the building. 

When the 168 market rate units are leased after construction is completed, the forecasted average 
rent is estimated to be $3.30 per square foot. The 34,000 square feet of total retail space is 
estimated to rent at $3.37 per square foot. 

The forecasted sale price for the entire project is $110,749,569. Total project costs are forecasted 
at $124,727,164. This results in a financial loss for the project, which is forecasted to be $12,279,294 
and therefore not economically feasible. 

With a total forecasted loss at disposition of $12,279,294, Alternative 4 would generate 
approximately $58,234,959 less total profit than the Base Project (127% reduction). In addition, 
the IRR is forecasted to be negative 6%, and will therefore struggle to attract investors and 
qualify for project financing. 
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Should you have any questions regarding this analysis, please feel free to contact our firm . 

Sincerely, 

Gary H. London Nathan Moeder 
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Appendix 
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REPRESENTATIVE SERVICES 

Market and Feasibility Studies  Development Services   Litigation Consulting  

Financial Structuring   Fiscal Impact   Workout Projects 

Asset Disposition   Strategic Planning  MAI Valuation 

Government Processing   Capital Access   Economic Analysis 

 
London Moeder Advisors (formerly The London Group) was formed in 1991 to provide real estate advisory services to a broad 
range of clientele. The firm principals, Gary London and Nathan Moeder, combine for over 60 years of experience. We have 
analyzed, packaged and achieved capital for a wide variety of real estate projects. Clients who are actively pursuing, developing 
and investing in projects have regularly sought our advice and financial analysis capabilities. Our experience ranges from large 
scale, master planned communities to urban redevelopment projects, spanning all land uses and development issues of all sizes 
and types. These engagements have been undertaken principally throughout North America and Mexico. 

 
A snapshot of a few of the services we render for both the residential and commercial sectors: 
 

• Market Analysis for mixed use, urban and suburban properties. Studies concentrate on market depth for specific 
products, detailed recommendations for product type, absorption and future competition. It also includes economic 
overviews and forecasts of the relevant communities. 
 

• Financial Feasibility Studies for new projects of multiple types, including condominium, apartment, office, and master-
planned communities. Studies incorporate debt and equity needs, sensitivity analyses, rates of return and land 
valuations.  

 
• Litigation support/expert witness services for real estate and financial related issues, including economic 

damages/losses, valuations, historic market conditions and due diligence. We have extensive deposition, trial, 
mediation and arbitration experience. 

 
• Investment studies for firms acquiring or disposing of real estate. Studies include valuation, repositioning projects and 

portfolios, economic/real estate forecasts and valuation of partnerships. Often, the commercial studies include the 
valuation of businesses.  

 
• Estate Planning services including valuation of portfolios, development of strategies for disposition or repositioning 

portfolios, succession planning and advisory services for high net worth individuals. We have also been involved in 
numerous marriage dissolution assignments where real estate is involved.  

 
• Fiscal Impact, Job Generation and Economic Multiplier Effect Reports, traditionally prepared for larger commercial 

projects and in support of Environmental Impact Reports. We have been retained by both developers and municipalities 
for these reports. The studies typically relate to the tax revenues and employment impacts of new projects.  
 

The London Group also draws upon the experience of professional relationships in the development, legal services, financial 
placement fields as well as its own staff. Clients who are actively investigating and investing in apartment projects, retail 
centers, commercial projects, mixed use developments and large master plans have regularly sought our advice and financial 
analysis capabilities. 

 
San Diego: 825 10th Ave | San Diego, CA  92101 | (619) 269-4010 

Carlsbad: 2792 Gateway Road #104 | Carlsbad, CA  92009 | (619) 269-4012 

london moeder 
advisors 

londonmoeder.com 

Corporate Profile 
London Moeder Advisors 

Page 13 of 13 



9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

19
46

 A
dd

iti
on

 r
em

ov
ed

an
d 

re
pl

ac
ed

 w
ith

P
ar

ki
ng

 R
am

p 
an

d
Lo

ad
in

g 
D

oc
k

E
xi

st
in

g 
F

ac
ad

e 
to

re
m

ai
n.

 S
to

re
fr

on
t

ad
de

d 
fo

r 
re

ta
il 

us
e 

at
ga

ra
ge

 o
pe

ni
ng

s

B
as

em
en

t l
ev

el
 a

dd
ed

fo
r 

re
ta

il 
us

e.
 

23
,0

00
 s

.f.

5 
Le

ve
ls

 o
f a

bo
ve

gr
ad

e 
an

d 
sc

re
en

ed
pa

rk
in

g

15
 fo

ot
 s

et
ba

ck
 fr

om
 P

L

50
 fo

ot
 s

et
ba

ck
 fr

om
 P

L

B
as

e 
C

as
e 

■
 

Le
v

el
 B

l 
R

et
ai

l 
19

,5
0

0
 s

f 

■
 

B
O

H
/U

ti
l 

3,
5

0
0

 s
f 

■
 

Su
bt

ot
al

 
2

3
,0

0
0

s/
 

Le
v

el
 1

 

R
et

ai
l 

1
4,

5
0

0
 s

f 

Lo
b

b
y

/L
ea

si
ng

 
3,

4
0

0
sf

 

B
O

H
/U

ti
l 

6,
8

5
0

 s
f 

Su
bt

ot
al

 
2

4
,7

5
0

s/
 

Le
v

el
s 

2-
6 

P
ar

k
in

g
 

R
et

ai
l P

ar
ki

ng
 

24
,5

0
0

 s
f 

3
4

 

R
es

id
en

ti
al

 P
ar

ki
ng

 
98

,0
0

0
 s

f 
24

2 

Su
bt

ot
al

 
12

2,
5

0
0

 s
f 

27
6 

Le
ve

ls
 7

-2
2 

R
es

id
en

ti
al

 U
ni

ts
 

21
9

,0
0

0
 s

f 
24

2 

R
es

id
en

ti
al

 A
m

en
iti

es
 

5,
0

0
0

 s
f 

C
or

e/
C

or
ri

d
o

r 
32

,4
00

 s
f 

Su
bt

ot
al

 
25

6,
40

0 
sf

 

T
o

ta
l 

G
ro

ss
 

4
2

6,
6

50
 s

f 

R
et

ai
l 

N
.R

. 
3 4

,0
0

0
 s

f 

R
es

id
e

n
ti

al
 N

.R
. 

2
1

9
,0

0
0

 s
f 

U
ni

ts
 M

ix
 

T
yp

e
 

A
ve

ra
ge

 
# 

o
f 

%
 o

f 
T

o
ta

l 
SF

 

U
n

it
 S

iz
e 

U
n

it
s 

U
n

its
 

St
u

d
io

 
7

0
0

 s
f 

6
0

 
24

. 8
%

 
4

2
,0

0
0

 s
f 

1 
B

e
d

ro
o

m
 

8
0

0
s
f 

52
 

21
.5

%
 

4
1

,6
0

0
 s

f 

1 
B

ed
+

 D
en

 
9

0
0

 s
f 

65
 

26
.9

%
 

5
8

,5
0

0
 s

f 

2 
B

e
d

ro
o

m
 

1
,1

1
0

 s
f 

4
0

 
1

6.
5%

 
4

4
,4

0
0

 s
f 

3 
B

e
d

ro
o

m
 

1
,3

0
0

 s
f 

25
 

1
0.

3%
 

3
2

,5
0

0
 s

f 

T
o

ta
l/

 A
ve

. 
9

0
5

s/
 

2
4

2
 

1
0

0
.0

%
 

2
1

9
,0

0
0

s/
 

,,.-

,_, .
. / 

ca
rri

er
jo

hn
so

n 
+

 C
UL

TU
R3

 



9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

4
2
 S

T
D

. 
S

P
A

C
E

S
2
 A

D
A

. 
S

P
A

C
E

S

2
2
1
9
8
 S

F

T
A

R
G

E
T

  
G

A
R

A
G

E

20.00%

1
0
7
3
 S

F

M
E

C
H

A
N

IC
A

L

E
L
E

V
A

T
IO

N
 1

9
'

5
8
5
 S

F

M
E

C
H

A
N

IC
A

L

2
4

' 
- 

0
"

C
A

R
T

S

24' - 0"

4
' 
- 

0
"

24' - 0" 6
4
4
 S

F

M
E

C
H

A
N

IC
A

L

1
0

0
' -

 0
"

48' - 0"

L
E

V
E

L
 2

 T
A

R
G

E
T

 P
A

R
K

IN
G

2
4

' 
- 

0
"

1
4

.0
0

%

[N
o
 S

lo
p
e

]

1
0

.0
0

%

2
0

.0
0

%

2
0

.0
0

%

15' - 0"

5
2

' 
- 

3
 3

/8
"

1
3

' 
- 

0
 7

/8
"

25' - 8 1/8"

1
5

' 
- 

3
"

23' - 6 1/4"

20' - 0"

B
as

e 
C

as
e 

- 
P

ar
ki

ng
 L

ay
ou

t L
ev

el
s 

2-
6

■
 

■
 

■
 

C
7

 

7
-

C
7

 

B
as

e 
C

as
e 

L
ev

el
 B

l 

R
et

a
il 

B
O

H
/U

til
 

L
e

v
e

ll
 

R
et

a
il 

Lo
b

b
y

/L
ea

si
ng

 

B
O

H
/U

til
 

Su
bt

ot
al

 

Su
bt

ot
al

 

L
ev

el
s 

2
-6

 P
ar

ki
n

g
 

R
et

a
il 

Pa
rk

in
g 

R
es

id
en

ti
al

 P
ar

ki
ng

 

Su
bt

ot
al

 

Le
v

el
s 

7-
22

 

R
es

id
en

ti
al

 U
n

its
 

R
es

id
en

ti
al

 A
m

en
it

ie
s 

C
o

re
/C

o
rr

id
o

r 

T
o

ta
l 

G
ro

ss
 

R
et

ai
l 

N
.R

. 

R
es

id
en

ti
al

 N
.R

. 

Su
bt

ot
al

 

U
n

it
s 

M
ix

 

T
yp

e
 

A
ve

ra
g

e
 

# 
o

f 

U
n

it 
Si

ze
 

U
n

it
s 

S
tu

d
io

 
7

0
0

 s
f 

8
0

0
 s

f 

90
0 

sf
 

60
 

5
2

 

65
 

19
,5

0
0

 s
f 

3,
5

0
0

 s
f 

2
3

,0
0

0
s/

 

14
,5

0
0

 s
f 

3,
4

0
0

 s
f 

6,
8

5
0

 s
f 

2
4,

7
5

0
s/

 

24
,5

0
0

 s
f 

98
,0

0
0

 s
f 

12
2,

5
0

0
 s

f 

21
9

,0
0

0
 s

f 

5,
0

0
0

 s
f 

32
,4

00
 s

f 

25
6,

40
0 

sf
 

4
2

6
,6

5
0

 s
f 

3
4

,0
0

0
 s

f 

21
9

, 0
0

0
 s

f 

%
 o

f 

U
n

it
s 

24
.8

%
 

21
.5

%
 

26
.9

%
 

3
4

 

24
2 

27
6 

24
2 

T
o

ta
l S

F 

42
,0

0
0 

sf
 

4
1,

60
0 

sf
 

58
,5

00
 s

f 

1 
B

ed
ro

o
m

 

1 
B

e
d

+
 D

e
n 

2 
B

e
d

ro
o

m
 

3 
B

ed
ro

o
m

 

1,
11

0 
sf

 
4

0
 

16
.5

%
 

44
,4

00
 s

f 

1,
30

0 
sf

 
25

 
10

.3
%

 
32

,5
00

 s
f 

T
o

ta
l/

 A
ve

. 
9

0
5

 s
f 

2
4

2
 

10
0.

 0
%

 
2

1
9

,0
0

0
 s

f 

ca
rr

ie
rjo

hn
so

n 
+ 

CU
LT

UR
3 



PT
IO

N
 1

.

R
ET

AI
L

H
O

U
SI

N
G

9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy
A

lt
e

rn
a

ti
v

e
 1

 

Le
v

e
ll

 

R
e

ta
il 

B
O

H
/U

ti
l 

N
o

 P
ar

ki
ng

 

T
o

ta
l 

G
ro

ss
 

T
o

ta
l 

N
et

 R
et

ai
l 

22
,0

00
 s

f 

3,
00

0 
sf

 

25
,0

0
0

 s
f 

22
,0

0
0

 s
f 

ca
rri

er
jo

hn
so

n 
+

 C
UL

TU
R3

 



O
PT

IO
N

 2
.

9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

19
46

 A
dd

iti
on

 r
em

ov
ed

an
d 

re
pl

ac
ed

 w
ith

P
ar

ki
ng

 R
am

p 
an

d
Lo

ad
in

g 
D

oc
k

E
xi

st
in

g 
ro

of
 s

tr
uc

tu
re

re
m

ov
ed

 a
nd

 r
ep

la
ce

d
w

ith
 s

ur
fa

ce
 p

ar
ki

ng
.

(3
4 

st
al

ls
)

E
xi

st
in

g 
F

ac
ad

e 
to

re
m

ai
n.

 S
to

re
fr

on
t

ad
de

d 
fo

r 
re

ta
il 

us
e 

at
ga

ra
ge

 o
pe

ni
ng

s

B
as

em
en

t l
ev

el
 a

dd
ed

fo
r 

re
ta

il 
us

e.

V
er

tic
al

 C
irc

ul
at

io
n

A
lt

e
rn

a
ti

v
e

 2
 

■
 

Le
v

e
l B

l 

R
et

a
il 

14
,5

00
 s

f 

■
 

B
O

H
/U

ti
l 

2,
60

0 
sf

 

■
 

1
7

,l
O

0
sf

 

Le
v

e
l 1

 

R
et

a
il 

19
,5

00
 s

f 

B
O

H
/U

ti
l 

5,
4

00
 s

f 

Su
bt

o
ta

l 
24

,9
00

 s
f 

P
ar

ki
n

g
 (

o
p

e
n

) 
19

,5
00

 s
f 

T
o

ta
l G

ro
ss

 
4

2
,0

0
0

 s
f 

T
o

ta
l N

et
 R

et
a

il 
34

,0
0

0
 s

f 

--
--

-
"-

-----
-.. 

r~
--' 

------
-

/ 

/
,/

 

/
/ 

/ 

ca
rri

er
jo

hn
so

n 
+

 C
UL

TU
R3

 



9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

19
46

 A
dd

iti
on

 r
em

ov
ed

an
d 

re
pl

ac
ed

 w
ith

P
ar

ki
ng

 R
am

p 
an

d
Lo

ad
in

g 
D

oc
k

E
xi

st
in

g 
F

ac
ad

e 
to

re
m

ai
n.

 S
to

re
fr

on
t

ad
de

d 
fo

r 
re

ta
il 

us
e 

at
ga

ra
ge

 o
pe

ni
ng

s

B
as

em
en

t l
ev

el
 a

dd
ed

fo
r 

re
ta

il 
us

e.
 

23
,0

00
 s

.f.

15
 fo

ot
 s

et
ba

ck
 fr

om
ex

is
tin

g 
fa

ca
de

 o
n 

al
l

si
de

s
5 

Le
ve

ls
 o

f a
bo

ve
gr

ad
e 

an
d 

sc
re

en
ed

pa
rk

in
g

10
 L

ev
el

s 
of

R
es

id
en

tia
l

Li
m

ite
d 

S
tr

ee
t w

al
l

H
ei

gh
t

15
 fo

ot
 s

et
ba

ck
 fr

om
ex

is
tin

g 
fa

ca
de

 o
n 

al
l

si
de

s

■
 

■
 

■
 

~
 

~
 ~
 

A
lt

er
n

a
ti

ve
 3

 

Le
v

el
 B

l 

R
et

ai
l 

B
O

H
/U

til
 

Su
bt

ot
al

 

Le
v
e

ll
 

R
et

ai
l 

Lo
b

by
/L

ea
si

ng
 

B
O

H
/U

til
 

Su
bt

ot
al

 

Le
v

el
s 

2
-6

 P
ar

k
in

g
 

R
et

a
il 

P
ar

ki
ng

 

R
es

id
e

nt
ia

l P
ar

ki
ng

 

Su
bt

ot
al

 

Le
ve

ls
 7

-1
6

 

R
es

id
e

nt
ia

l 
U

ni
ts

 

R
es

id
e

nt
ia

l A
m

e
ni

ti
es

 

C
o

re
/C

o
rr

id
o

r 

Su
b

to
ta

l 

T
o

ta
l 

G
ro

s.s
 

R
et

ai
l 

N
.R

. 

R
es

id
en

ti
al

 N
.R

. 

U
n

it
s 

M
ix

 

T
yp

e 
A

ve
ra

g
e 

1
9,

50
0 

sf
 

3,
50

0 
sf

 

2
3,

0
0

0
sf

 

14
,5

00
 s

f 

3,
40

0 
sf

 

6,
85

0 
sf

 

2
4

,7
5

0
sf

 

15
,3

00
 s

f 

69
,7

00
 s

f 

85
,0

00
 s

f 

13
9,

40
0 

sf
 

5,
00

0 
sf

 

20
,9

10
 s

f 

16
5,

31
0 

sf
 

2.9
8,

0
6

0
 s

f 

34
, 0

0
0

 s
f 

1
3

9,
4

0
0

 s
f 

#
o

f 
%

 o
f 

34
 

15
5 

18
9 

15
5 

T
o

ta
l S

F 

U
ni

t 
Si

ze
 

U
ni

ts
 

U
ni

ts
 

St
ud

io
 

70
0 

sf
 

39
 

25
.2

%
 

27
,3

00
 s

f 

1 
B

ed
ro

o
m

 
80

0 
sf

 
33

 
21

.3
%

 
26

,4
00

 s
f 

1 
B

ed
+

 D
en

 
90

0 
sf

 
4

2
 

27
.1

%
 

37
,8

00
 s

f 

2 
B

ed
ro

o
m

 
1,

10
0 

sf
 

25
 

1
6.

1%
 

27
,5

00
 s

f 

3 
B

ed
ro

o
m

 
1,

27
5 

sf
 

16
 

1
0.

3%
 

20
,4

00
 s

f 

T
ot

a
l/

 A
ve

. 
8
9

9
s
/ 

1
5

5
 

1
0

0
.0

%
 

1
3

9,
4

0
0

s/
 

ca
rri

er
jo

hn
so

n 
+ 

CU
LT

UR
3 



9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

A
lte

rn
at

iv
e 

3 
- 

T
yp

ic
al

 P
ar

ki
ng

 L
ay

ou
t

■
 

■
 

■
 

--
1

5
' -

-

t 15
' ' 

~ 

.. 

' 
. 

"•
 

~
 

%
 

~
 
~
 I

ii 

~
 

◊ 
'u' 

- B
 

- B
 

=
~

 
2

;:
:l

: 
=

j:
5

 

~~
 -

r-
-:

, 
,!} 

'u' 

~
 

u 
D

 
"' 

i-

I 
ti 

J 
-

¢
=

, 

. 
c:

:;>
 

b
l 

.. 
I 

◊ 
'u' 

rnm
rnn

r.,-
I 1

rnm
1nm

 

¢
=

, 
¢

=
, 

=:
> 

=:
> 

I 

i-
-1

5
' -

-

A
lt

er
n

at
iv

e 
3 

L
ev

el
 B

l 

R
et

ai
l 

B
O

H
/U

ti
l 

Su
bt

ot
al

 

L
e

v
e

ll
 

R
et

ai
l 

Lo
b

by
/L

ea
si

ng
 

B
O

H
/U

ti
l 

Su
bt

ot
al

 

Le
ve

ls
 2

-6
 P

ar
ki

n
g

 

R
et

ai
l 

P
ar

ki
ng

 

R
es

id
e

nt
ia

l P
ar

ki
ng

 

Su
bt

ot
al

 

L
ev

el
s 

7-
16

 

R
es

id
e

nt
ia

l 
U

ni
ts

 

R
es

id
e

nt
ia

l A
m

en
it

ie
s 

C
o

re
/C

o
rr

id
o

r 

T
o

ta
l 

G
ro

s.
s 

R
et

ai
l 

N
.R

. 

R
es

id
en

ti
al

 N
.R

. 

U
n

it
s 

M
ix

 

Su
bt

ot
al

 

T
yp

e 
A

ve
ra

ge
 

#
o

f 

1
9,

50
0 

sf
 

3,
50

0 
sf

 

2
3

,0
0

0
sf

 

14
,5

00
 s

f 

3,
40

0 
sf

 

6,
85

0 
sf

 

2
4

,7
5

0
sf

 

15
,3

00
 s

f 

69
,7

00
 s

f 

85
,0

00
 s

f 

13
9,

4
0

0
 s

f 

5,
00

0 
sf

 

20
,9

10
 s

f 

16
5,

31
0 

sf
 

2
9

8
,0

6
0

 s
f 

3
4,

0
0

0
 s

f 

1
3

9
,4

0
0

 s
f 

%
 o

f 

34
 

15
5 

18
9 

15
5 

T
o

ta
l S

F 

U
ni

t 
Si

ze
 

U
ni

ts
 

U
n

its
 

S
tu

d
io

 
70

0 
sf

 
39

 
25

.2
%

 
27

,3
00

 s
f 

1 
B

ed
ro

o
m

 
80

0 
sf

 
33

 
21

.3
%

 
26

,4
00

 s
f 

1 
B

ed
+

 D
en

 
90

0 
sf

 
4

2
 

27
.1

%
 

37
,8

00
 s

f 

2 
B

ed
ro

o
m

 
1,

10
0 

sf
 

25
 

16
.1

%
 

27
,5

00
 s

f 

3 
B

ed
ro

o
m

 
1,

27
5 

sf
 

16
 

1
0.

3%
 

20
,4

00
 s

f 

T
o

ta
l/

 A
ve

. 
8

9
9

s/
 

1
5

5
 

1
0

0
.0

%
 

1
3

9
,4

0
0

s/
 

ca
rri

er
jo

hn
so

n 
+

 C
UL

TU
R3

 



9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

19
46

 A
dd

iti
on

 r
em

ov
ed

 a
nd

re
pl

ac
ed

 w
ith

 P
ar

ki
ng

 R
am

p
an

d 
Lo

ad
in

g 
D

oc
k

E
xi

st
in

g 
F

ac
ad

e 
to

 r
em

ai
n.

S
to

re
fr

on
t a

dd
ed

 fo
r 

re
ta

il 
us

e
at

 g
ar

ag
e 

op
en

in
gs

B
as

em
en

t l
ev

el
 a

dd
ed

fo
r 

re
ta

il 
us

e.
 

23
,0

00
 s

.f.

15
 fo

ot
 s

et
ba

ck
fr

om
 e

xi
st

in
g

fa
ca

de
 o

n 
al

l s
id

es
5 

Le
ve

ls
 o

f a
bo

ve
 g

ra
de

 a
nd

sc
re

en
ed

 p
ar

ki
ng

10
 L

ev
el

s 
of

 R
es

id
en

tia
l

Li
m

ite
d 

S
tr

ee
t w

al
l

H
ei

gh
t

15
 fo

ot
 s

et
ba

ck
 fr

om
 e

xi
st

in
g

fa
ca

de
 o

n 
al

l s
id

es

15
 fo

ot
 s

et
ba

ck
 fr

om
 P

L

30
' S

et
ba

ck
 fr

om
F

ac
ad

e

A
lt

er
n

a
ti

ve
 3

8
 

P
ar

ki
ng

 r
at

e 
at

 .6
8

/U
n

it
 

■
 

Le
v

el
 B

l 

R
et

ai
l 

1
9,

50
0 

sf
 

■
 

■
 

B
O

H
/U

til
 

3,
50

0 
sf

 

Su
bt

ot
al

 
2

3
,0

0
0

 s
f 

Le
v
e

ll
 

R
et

ai
l 

1
4,

50
0 

sf
 

L
ob

by
/L

ea
si

ng
 

3,
40

0 
sf

 

B
O

H
/U

til
 

6,
8

5
0

 s
f 

Su
bt

ot
al

 
2

4
,7

5
0

s/
 

Le
v

el
s 

2
·6

 P
ar

ki
n

g
 

R
et

ai
l P

ar
ki

ng
 

1
5,

30
0 

sf
 

3
4

 

R
es

id
en

ti
a

l P
ar

ki
ng

 
69

,7
00

 s
f 

15
5 

Su
bt

ot
a

l 
85

,0
0

0
 s

f 
18

9 

Le
v

el
s 

7-
22

 

R
es

id
en

ti
a

l U
n

its
 

20
4,

62
5 

sf
 

22
7 

R
es

id
en

ti
a

l A
m

en
it

ie
s 

5,
0

0
0

 s
f 

C
o

re
/C

o
rr

id
o

r 
3

0,
6

9
4

 s
f 

Su
bt

ot
al

 
24

0,
31

9 
sf

 

T
o

ta
l 

G
ro

ss
 

37
3

,0
6

9
 s

f 

R
et

ai
l 

N
.R

. 
3

4,
00

0
 s

f 

R
e

si
d

e
n

ti
al

 N
.R

. 
20

4
,6

25
 s

f 

U
n

its
 M

ix
 

.,,..
.~ 

Ty
pe

 
A

ve
ra

ge
 

# 
o

f 
%

 o
f 

T
o

ta
l S

F 

U
n

it 
Si

ze
 

U
n

its
 

U
n

its
 

St
ud

io
 

70
0 

sf
 

57
 

25
.0

%
 

39
,9

00
 s

f 

1 
B

ed
ro

o
m

 
8

0
0

 s
f 

4
7

 
21

.0
%

 
37

,6
00

 s
f 

1 
B

ed
+

 D
en

 
90

0 
sf

 
61

 
2

7.
0%

 
54

,9
00

 s
f 

2 
B

ed
ro

o
m

 
1,

10
0 

sf
 

39
 

17
.0

%
 

42
,9

00
 s

f 

3 
B

ed
ro

o
m

 
1,

27
5 

sf
 

23
 

10
.0

%
 

29
,3

25
 s

f 

T
o

ta
l/

 A
ve

. 
9

0
1

 s
f 

2
2

7
 

1
0

0
.0

%
 

2
0

4
,6

2
5

 s
f 

ca
rri

er
jo

hn
so

n 
+

 C
UL

TU
R3

 



9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

A
lte

rn
at

iv
e 

3 
- 

T
yp

ic
al

 P
ar

ki
ng

 L
ay

ou
t

■
 

■
 

■
 

--
1

5
' -

-

t 15
' ' 

~ 

.. 

' 
. 

"•
 

~
 

%
 

~
 
~
 I

ii 

~
 

◊ 
'u' 

- B
 

- B
 

=
~

 
2

;:
:l

: 
=

j:
5

 

~~
 -

r-
-:

, 
,!} 

'u' 

~
 

u 
D

 
"' 

i-

I 
ti 

J 
-

¢
=

, 

. 
c:

:;>
 

b
l 

.. 
I 

◊ 
'u' 

rnm
rnn

r.,-
I 1

rnm
1nm

 

¢
=

, 
¢

=
, 

=:
> 

=:
> 

I 

i-
-1

5
' -

-

A
lt

er
n

at
iv

e 
3 

L
ev

el
 B

l 

R
et

ai
l 

B
O

H
/U

ti
l 

Su
bt

ot
al

 

L
e

v
e

ll
 

R
et

ai
l 

Lo
b

by
/L

ea
si

ng
 

B
O

H
/U

ti
l 

Su
bt

ot
al

 

Le
ve

ls
 2

-6
 P

ar
ki

n
g

 

R
et

ai
l 

P
ar

ki
ng

 

R
es

id
e

nt
ia

l P
ar

ki
ng

 

Su
bt

ot
al

 

L
ev

el
s 

7-
16

 

R
es

id
e

nt
ia

l 
U

ni
ts

 

R
es

id
e

nt
ia

l A
m

en
it

ie
s 

C
o

re
/C

o
rr

id
o

r 

T
o

ta
l 

G
ro

s.
s 

R
et

ai
l 

N
.R

. 

R
es

id
en

ti
al

 N
.R

. 

U
n

it
s 

M
ix

 

Su
bt

ot
al

 

T
yp

e 
A

ve
ra

ge
 

#
o

f 

1
9,

50
0 

sf
 

3,
50

0 
sf

 

2
3

,0
0

0
sf

 

14
,5

00
 s

f 

3,
40

0 
sf

 

6,
85

0 
sf

 

2
4

,7
5

0
sf

 

15
,3

00
 s

f 

69
,7

00
 s

f 

85
,0

00
 s

f 

13
9,

4
0

0
 s

f 

5,
00

0 
sf

 

20
,9

10
 s

f 

16
5,

31
0 

sf
 

2
9

8
,0

6
0

 s
f 

3
4,

0
0

0
 s

f 

1
3

9
,4

0
0

 s
f 

%
 o

f 

34
 

15
5 

18
9 

15
5 

T
o

ta
l S

F 

U
ni

t 
Si

ze
 

U
ni

ts
 

U
n

its
 

S
tu

d
io

 
70

0 
sf

 
39

 
25

.2
%

 
27

,3
00

 s
f 

1 
B

ed
ro

o
m

 
80

0 
sf

 
33

 
21

.3
%

 
26

,4
00

 s
f 

1 
B

ed
+

 D
en

 
90

0 
sf

 
4

2
 

27
.1

%
 

37
,8

00
 s

f 

2 
B

ed
ro

o
m

 
1,

10
0 

sf
 

25
 

16
.1

%
 

27
,5

00
 s

f 

3 
B

ed
ro

o
m

 
1,

27
5 

sf
 

16
 

1
0.

3%
 

20
,4

00
 s

f 

T
o

ta
l/

 A
ve

. 
8

9
9

s/
 

1
5

5
 

1
0

0
.0

%
 

1
3

9
,4

0
0

s/
 

ca
rri

er
jo

hn
so

n 
+

 C
UL

TU
R3

 



O
PT

IO
N

 2
.

O
PT

IO
N

 4
.

9t
h 

an
d 

'G
' -

 F
ea

si
bi

lit
y 

S
tu

dy

R
ET

AI
L

PA
R

KI
N

G

H
O

U
SI

N
G

19
46

 A
dd

iti
on

 r
em

ov
ed

an
d 

re
pl

ac
ed

 w
ith

P
ar

ki
ng

 R
am

p 
an

d
Lo

ad
in

g 
D

oc
k

E
xi

st
in

g 
F

ac
ad

e 
to

re
m

ai
n.

 S
to

re
fr

on
t

ad
de

d 
fo

r 
re

ta
il 

us
e 

at
ga

ra
ge

 o
pe

ni
ng

s

2n
d 

le
ve

l a
dd

ed
 fo

r
re

ta
il 

us
e.

Le
ve

l 2
5 

fo
ot

 s
et

ba
ck

 fr
om

ex
is

tin
g 

fa
ca

de
 o

n 
al

l
si

de
s

5 
Le

ve
ls

 o
f b

el
ow

gr
ad

e 
 p

ar
ki

ng

11
 L

ev
el

s 
of

R
es

id
en

tia
l

T
ow

er
15

 fo
ot

 s
et

ba
ck

 fr
om

ex
is

tin
g 

fa
ca

de
 o

n 
al

l
si

de
s

5 
fo

ot
 s

et
ba

ck
 fr

om
ex

is
tin

g 
fa

ca
de

 o
n 

al
l

si
de

s

A
lt

e
rn

a
ti

v
e

 4
 

■
 

Le
v

el
.s

 B
l

-B
S

 

R
et

ai
l 

P
ar

ki
n

g 
15

,3
0

0
 s

f 
3

4
 

■
 

■
 

R
es

id
en

ti
a

l P
ar

ki
ng

 
9

8,
7

0
0

 s
f 

1
6

8
 

B
O

H
/U

til
 

3,
5

0
0

 s
f 

Su
bt

ot
al

 
1

1
7

,5
0

0
 s

f 
20

2 

Le
v
e

ll
 

R
et

a
il 

1
4,

cm
o 

sf
 

L
o

b
by

/L
e
a
si

n
g 

3,
4

0
0

sf
 

B
O

H
/U

til
 

7,
S

0
0

sf
 

Su
bt

ot
al

 
2

4
,9

0
0

s/
 

Le
v

el
2 

R
et

a
il 

2
0

,c
m

o
sf

 

Le
v

el
s 

3-
1

3
 

R
es

id
e

nt
ia

l 
U

ni
ts

 
1

5
1

,2
0

0
 s

f 
1

6
8

 

R
es

id
en

ti
a

l A
m

en
it

ie
s 

5,
0

0
0

 s
f 

C
o

re
/C

o
rr

id
o

r 
2

8,
8

0
0

 s
f 

Su
bt

ot
al

 
1

8
5

,0
0

0
 s

f 

T
o

ta
l 

G
ro

ss
 

34
7,

4
0

0 
sf

 

R
et

ai
l 

N
.R

. 
34

,0
0

0
 s

f 

R
es

id
en

ti
al

 N
.R

. 
1

5
1

, 2
0

0
 s

f 

~
 

U
n

it
s 

M
ix

 

Ty
pe

 
A

ve
ra

ge
 

#
o

f 
%

 o
f 

To
ta

l S
F 

U
ni

t S
iz

e 
U

ni
ts

 
U

ni
ts

 

St
ud

io
 

7
0

0
 s

f 
4

3 
25

.0
%

 
3

0
,1

0
0

 s
f 

1 
B

ed
ro

o
m

 
8

0
0

 s
f 

35
 

2
1

.0
%

 
2

8,
0

0
0

 s
f 

1 
B

ed
+

 D
en

 
9

0
0

 s
f 

4
5 

2
7

.0
%

 
4

0
,5

0
0

 s
f 

2 
B

ed
ro

o
m

 
1

,1
0

0
 s

f 
27

 
1

6.
0

%
 

2
9

,7
0

0
 s

f 
3 

B
ed

ro
o

m
 

1,
2

7
2

 s
f 

1
8

 
11

.0
%

 
2

2
,9

0
0

 s
f 

T
ot

al
/ 

A
ve

. 
9

0
0

s/
 

1
6

8
 

1
0

0
.0

%
 

1
5

1
,2

0
0

s/
 

ca
rri

er
jo

hn
so

n 
+ 

CU
LT

UR
3 



Page 1 of 7 

UNION  ARCHITECTURE   INC. 
344 22nd STREET.  SAN DIEGO, CA. 92102   619-269-4941 

TREATMENT PLAN 

DATE: March 20, 2020 

PROJECT: The Pacific Telephone and Telegraph Co. Garage 
Located at: 
660 10th Ave. and 559 9th Ave.  
San Diego, CA 92101 
APN: # 535-136-01-00 
HRB Site #1355  
Year built: 1932 and 1946 
Period of Significance: 1932-1956 

SUBJECT:  Treatment Plan for rehabilitation. 

PROJECT TEAM: 

Developer:  Paul Thometz, Cisterra Partners, LLC  
Project Architect:  Frank A. Landry, Carrier Johnson + Culture. 
Historic Architect & Monitor: John H. Eisenhart, Union Architecture Inc. 
Principal Investigator: Marie Burke Lia, Attorney at Law 
General Contractor:  T.B.D.  
Structural Engineer:  T.B.D. 

PROPERTY DESCRIPTION: 

The Pacific Telephone and Telegraph Co. Garage building, a one story commercial 
building, is located at 660 10th Ave and 559 9th Ave. It was initially constructed in 1932 
in the Art Deco Style, an addition to the south, similar in style was built in 1946 (period 
of significance of resource is 1932 to 1956). The parking garage, later warehouse 
building, is historically designated under City of San Diego Historic guidelines with the 
HRB #1355.  

The City of San Diego Historical Resources Board based its designation of the resource 
on the following findings: 

Criterion A: The property is historically significant as a special element of the City’s 
economic development, revealing the increasing importance of the automobile as 
America’s favored method of private transportation from 1900-1956, the building retains 
integrity to its 1932 – 1956 period of significance, specifically, the resource which was 
constructed in 1932 for use as a garage, continues to covey the significant character 
defining features of the automobile-related development as identified in the east Village 
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Historical Context Statement, including a single story, warehouse-like massing; limited 
ornamentation, raised vertical projections and numerous garage doors.  
Criterion C: The property is historically significant through retention of character defining 
features of the Art Deco Style and retains a good level of architectural integrity from its 
1932 period if significance. Specifically, the resource exhibits smooth wall surfaces, a 
flat roof, vertical projections above the roofline, fluted pilasters, geometric detailing and 
metal windows. 
 
The footprint of the 1932 building is rectangular, it measures approximately 100’ x 200’. 
The later addition to the south measures 36’ x 60’. 
Exterior walls are mostly constructed of board formed concrete, with the western portion 
of the southern elevation of the 1932 building consisting of concrete post and beam 
construction with brick in-fill.  
 
The 3 main elevations (the street elevations) are laid out symmetrical. They are 
structured horizontally into a base zone, main wall field and a continuous decorative 
cornice / parapet banding at the top. All decorative detailing is cast in place concrete as 
part of the wall.  
All door openings have a decorative motif at the top. Windows are commercial steel 
sash type with wire mesh glazing. They are covered with protective metal woven mesh 
on the exterior. The roof and ceiling are comprised of a wooden “bow” truss system. 
There are six skylights on the roof of the 1932 structure. All roofing is built-up roofing.   
  
The building will be rehabilitated as part of a new development on the site. The 1932 
building will be integrated with a new multi-story mixed-use building, the 1946 addition 
will be demolished. Modifications to the 1932 building include demolition of the ceiling / 
roof and demolition of the south elevation. Existing historic openings (doors and 
windows) on the east, north and west elevations will be modified in select locations to 
allow for the new use. This Treatment Plan is being prepared to rehabilitate the historic 
structure at the existing location.  
 
INTRODUCTION: 
 
The implementation of the Treatment Plan for rehabilitation is under the supervision of 
the Project Architect and Historic Architect / Monitor in a manner consistent with the 
mitigation, monitoring, and reporting program for this project. This Treatment Plan is 
accompanied by a copy of HABS drawings of the property prepared by the Historic 
Architect / Monitor, drawings that outline the proposed stabilization and preparation of 
the structure for rehabilitation. This Treatment Plan and its related drawings will be 
included in all subsequent plans for the discretionary permit processing, construction 
documents, building permit, and observational process. 
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PREPARATION OF STRUCTURE: 
 
1. Preparation of the structure prior to any rehabilitation / demolition work: 
 
The entire structure at 660 10th Ave. is to be stabilized, braced, and secured.  Specific 
procedures to be determined by qualified structural engineers and general contractor.  
 
The implementation of these procedures will occur only after review from Historic 
Architect / Monitor. Exterior concrete trim pieces, windows and doors affected by this 
shall be protected from damage.  
 
Windows and doors to remain should be protected in place, optionally, they may be 
removed, labeled and stored to be reinstalled during rehabilitation and fenestration 
openings to be covered with ¾” plywood nailed to wood bracing. This option may be 
acceptable per monitor's approval.  
 
Any existing exterior plumbing pipes, wiring etc. shall be removed along with site utilities 
to be disconnected. Monitor to be notified prior to modification of structure required for 
rehabilitation. Consistent with Standards #6, 7, 9 and 10.  
 
2. Removal of interior of structure / select demolition at exterior: 
 
Prior to the start of any demolition / removal process the Contractor and Monitor will 
meet on site to review the scope of demolition / removal work. 
The entire 1946 structure, located at 559 9th Ave. will be demolished. The 1932 
structure located at 660 10th Ave. will only be partially demolished as described in the 
Treament Plan drawings and as follows: The wood stud walls, plaster, windows and 
doors on the first and second floor will be demolished. The roof / ceiling will be 
demolished. The concrete floor will be demolished. The southern concrete / brick-in-fill 
exterior wall will be demolished. Select existing openings will be enlarged on the street 
facades. 
 
Contractor shall inform Monitor of discovery of items during demolition and removal. 
The Monitor will evaluate relevance of such materials on site.  Consistent with 
Standards #6, 7, and 9.  
 
3. Post-demo stabilization and protection of structure: 
 
The entire remaining structure is to be stabilized, braced, and secured during the 
rehabilitation process.  Specific procedures to be determined by qualified structural 
engineers and general contractor.  
 
The implementation of these procedures will occur only after review from Historic 
Architect / Monitor. Exterior concrete trim pieces, windows and doors shall be protected 
from potential damage during construction.  
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EXISTING FOUNDATION: 
 
The Pacific Telephone and Telegraph Co. Garage building has concrete foundation 
walls and footings. The depth of the foundation and footing cannot be determined prior 
to excavation. Consistent with Standards #9 and 10. 
 
NEW FOUNDATION: 
 
The east, north and west elevations are to remain in place. They will be stabilized 
following the structural engineer / general contractor’s recommendations. This may 
involve new shotcrete on the interior side of existing concrete exterior walls, new 
foundation walls, steel reinforcement on the interior side (new openings) and new 
footings. 
Consistent with Standards #9 and 10 
 
EXISTING WALLS / EXISTING FRAMING: 
 
The existing walls consist of board formed concrete, painted at exterior and interior. The 
south elevation consists of brick-in fill and boardformed concrete, this exterior wall will 
be demolished entirely. 
Consistent with Standards #2, 9 and 10. 
 
NEW WALLS / NEW FRAMING: 
 
The existing board formed concrete walls will remain in place at the east, north and 
west elevations. These elevations will be affected by modifications to allow for the new 
use. Select existing window and door openings will be modified.  
The existing building will be incorporated with a new development. New construction will 
be differentiated from existing historic. 
Consistent with Standards #2, 9 and 10. 
 
ROOF: 
 
The roof and ceiling will be demolished. Any new roofing, gutters and downspouts shall 
be located as not to detract / conflict with the existing facades. Consistent with 
Standards #6, 9 and 10. 
 
EXTERIOR FINISHES: 
 
The existing board formed concrete walls will remain in place in the east, north and west 
elevations. The concrete finish is painted. Any cracks and exposed steel reinforcement 
shall be repaired during the rehabilitation process to protect the existing concrete 
structure from progressing damage due to water intrusion. Repairs shall be done in a 
manner chemically compatible with the composition of the existing historic concrete 
mixture (follow Preservation Brief #15 of the National Park Service of the US 



Page 5 of 7 
 

Department of the Interior, https://www.nps.gov/tps/how-to-preserve/briefs/15-
concrete.htm#preservation) 
Consistent with Standards #2, 6, 7, 9, and 10. 
 
EXTERIOR DOORS AND WINDOWS: 
 
The steel doors and windows are generally in good shape. The contractor should repair 
as needed for smooth operation. If a feature of the sash or frame is missing or 
deteriorated beyond repair (monitor to determine condition) a replicated profile of the 
missing element shall be used. If the sash and fixed units are a new unit, they should 
match the profile of the existing original rail and style (ie. Hope’s steel windows, 
Torrance Co. or equal, shop drawings to be submitted for approval). Follow 
Preservation Brief #13, of the National Park Service of the US Department of the 
Interior, https://www.nps.gov/tps/how-to-preserve/briefs/13-steel-windows.htm#repair 
All of these options would be consistent with the standards, repair is generally the 
preferred option. The single leaf entry door on the east elevation is non-original. 
Consistent with Standards #2, 6, 7, 9 and 10. 
 
ELECTRICAL & LIGHTING: 
 
Existing electrical and lighting system will be upgraded to conform to current code. All 
conduit and non-historic electrical and lighting on the exterior shall be removed.  
Electrical meters shall be located discretely away from public view. Exterior lighting 
fixtures to be surface mounted and to be sympathetic to Art Deco style influence. 
Consistent with Standards #9 and 10.  
 
PLUMBING: 
 
All exterior plumbing and vent pipes to be dismantled. New interior plumbing and vents 
to be installed as required. The plumbing system will be upgraded to conform to current 
code. Consistent with Standards #9 and 10. 
 
HEATING: 
 
New HVAC to conform with current code, any equipment is to be screened from public 
view. Consistent with Standards #9 and 10. 
 
PAINTING: 
 
If lead paint is detected, follow current laws for careful removal or apply removal per 
EPA lead paint regulations.  
 
New paint scheme on the exterior of the building shall be in Art Deco style colors. 
Historic monitor and City staff to approve final painting scheme.  
The colors can be existing scheme or a painting scheme from Dunn Edwards Company: 
Trade Winds.  Det647 - Field 
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So Chic.  Det614 - Trim, cornice, fluting. 
Red Clay. Det447 - Windows 
Consistent with Standards #6. 
 
LANDSCAPING: 
 
The new site will be landscaped and hardscaped in accordance with all relevant 
regulations of the Land Development Code for the relocation, rehabilitation, and reuse 
of historic resources. Consistent with Standards #9 and 10. 
 
REPAIR WORK: 
 
Repair work is preferred over use of replicated historic new materials. Retention of as 
much historic fabric as possible is paramount during rehabilitation. If a historic element 
is damaged but not in jeopardy of creating a performance issue with regard to the 
envelope of the building or building system, the feature should remain. Consistent with 
Standards #2, 5, 6 and 7. 
 
RECONSTRUCTION / REHABILITATION: 
 
The cleaning of all historic material / fabric shall occur by using the gentlest means 
possible.  An appropriate means of control and disposal of lead or other chemicals shall 
be provided.  Historic fabric shall be retained as much as possible. Do not sandblast or 
water power wash materials.  
The character defining massing / form of the structure is a one story commerial building, 
100 ft. x 200 ft. with wood “bow” trusses spanning across at 15’-0” o.c.. The character 
defining material elements are: Board formed concrete walls with concrete detailing at 
base, cornice and parapet, large steel windows with wire-glass panes and overhead 
roll-up doors.  
Should damage occur to the resource, it shall be repaired in conformance with the 
Secretary of the Interior’s Standards for Rehabilitation or Reconstruction. Attachment of 
materials shall be similar to the original, historic method. Consistent with Standards #2, 
6, 9, and 10. 
 
ATTACHMENTS: 
 
Treatment Plan Drawings. 
 

The Secretary of the Interior's Standards for Rehabilitation  

The Standards (Department of Interior regulations, 36 CFR 67) pertain to historic 
buildings of all materials, construction types, sizes, and occupancy and encompass the 
exterior and the interior, related landscape features and the building's site and 
environment as well as attached, adjacent, or related new construction. The Standards 



Page 7 of 7 
 

are to be applied to specific rehabilitation projects in a reasonable manner, taking into 
consideration economic and technical feasibility.  

1. A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site and 
environment.  

2. The historic character of a property shall be retained and preserved. The removal of 
historic materials or alteration of features and spaces that characterize a property shall 
be avoided.  

3. Each property shall be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding conjectural 
features or architectural elements from other buildings, shall not be undertaken.  

4. Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained and preserved.  

5. Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property shall be preserved.  

6. Deteriorated historic features shall be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature 
shall match the old in design, color, texture, and other visual qualities and, where 
possible, materials. Replacement of missing features shall be substantiated by 
documentary, physical, or pictorial evidence.  

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 
materials shall not be used. The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible.  

8. Significant archeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken.  

9. New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated 
from the old and shall be compatible with the massing, size, scale, and architectural 
features to protect the historic integrity of the property and its environment.  

10. New additions and adjacent or related new construction shall be undertaken in such 
a manner that if removed in the future, the essential form and integrity of the historic 
property and its environment would be unimpaired.  
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UNION  ARCHITECTURE  INC.  
 

344 22nd STREET, SAN DIEGO, CA. 92102   T:619-788-2862 
 

 
MONITORING PLAN  

 
DATE:   March 20, 2020 
 
PROJECT:   The Pacific Telephone and Telegraph Co. Garage 
    Located at: 

660 10th Ave. and 559 9th Ave.  
San Diego, CA 92101 

    APN: # 535-136-01-00 
    HRB Site #1355  
    Year built: 1932 and 1946 
    Period of Significance: 1932-1956 
 
SUBJECT:     Monitoring Plan for rehabilitation. 
 
PROJECT TEAM:  
 
Developer (D):     Paul Thometz, Cisterra Partners.  
Project Architect (PA):    Frank A. Landry, Carrier Johnson 
       + Culture. 
Historic Architect & Monitor (HAM): John Eisenhart, Union 

Architecture Inc. 
Principal Investigator (PI):    Marie Burke Lia, Attorney at Law 
General Contractor (GC):    T.B.D.  
Structural Engineer (SE):    T.B.D. 
Construction Manager (CM):   T.B.D. 
Building Inspector (BI):    T.B.D. 
City of San Diego, Environmental (EM):  Jennifer Wakem  
City of San Diego, Planning Historical (HM) : Suzanne Segur 
  
LOCATIONS: Monitoring will take place on the site at 660 10th Avenue. 
 
PROPERTY DESCRIPTION: 
 
The Pacific Telephone and Telegraph Co. Garage building, a one story 
commercial building, is located at 660 10th Ave and 559 9th Ave. It was initially 
constructed in 1932 in the Art Deco Style, an addition to the south, similar in style 
was built in 1946. The parking garage, later warehouse building, is historically 
designated and significant under City of San Diego Historic guidelines (HRB 
#1355) per Criteria “A” (special element of the City’s Development) and “C” 
(Architecture). The typology of the resource as an auto garage is a significant 
character defining feature of the automobile-related development of the City and 
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its Architecture is a good example of the Art Deco Style. The period of 
significance is 1932-1956.  
 
This Monitoring Plan will follow the Treatment Plan and supporting architectural 
documents prepared to rehabilitate this historic structure at its current location at 
660 10th Avenue. 
 
Treatment Plan documents shall be used by Monitor as guidelines.  
Monitoring actions are as follows: 
 
1. Pre-construction meeting (D, PA, HAM, GC, PI, CM, City of SD: BI, EM & HM)  

 
Issue:  
 
a.  Overview of Treatment Plan and Monitoring Plan as related to 

historic resource rehabilitation. 
 
2. Preparation of structure for demolition (HAM, CM, PA, SE). 
  

Issue:  
 
a.  Monitor to be present prior to removal / demolition of any interior 

walls, any windows, doors, wooden roof, skylights and south 
elevation.  

 
b.  Discuss pre-demo stabilization and protection of historic structure. 

                          
c.  Review work involved by CM to protect-in-place / remove / take-off 

typical template samples for rehabilitation. Windows, doors, any 
items that may be removed and taken from the structure to be 
rehabilitated / reinstalled shall be labeled, photographed, removed 
and protected for transport and storage. 

 
Any labels should include the following information: 

• Property name and address item was taken from. 
• Photo of item (applicable for typical windows, typ. concrete profile etc.). 
• Information where item was taken (location for window) 
• Contact information of dismantling contractor. 
• Property Owner contact. 
• Project Architect contact / Historic Architect contact. 
• Historic Monitor contact. 
• City Historic Planner contact. 
• Dismantling date. 

 
 d.  Monitor to approve structure is ready for select demolition. 
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3. Select demolition of structure (HAM, PA, CM). 
  

Issue: 
 
a. Demolition of interior walls, windows, doors, channels at overhead 

doors, wooden roof, skylights and south elevation are completed. 
Monitor to review completed work and any items that have been 
removed and labeled for storage 

 
b.  Discuss post-demo stabilization and protection of historic structure. 

 
c.  Overview of Treatment Plan, Architectural, Landscaping and 

                 Engineering documents as related to rehabilitation on site. 
 
4. Review of stabilization and protection of historic structure during rehabilitation 
on site (new footings, foundation, shotcrete, utilities, site preparation) (D, HAM, 
PA, CM, SE). 
  

Issue:  
 
a.  Review of preparation work for rehabilitation on site. 

 
5. Continued monitoring of rehabilitation of structure. Monthly or as required by 
construction activity (HAM, PA, CM). 
 

Issue:  
 
a.  Review rehabilitation of resource in accordance with Treatment 

Plan and Architectural, Landscaping and Engineering Documents.  
 
b.  Review of rehabilitation of windows, doors, concrete repair, 

concrete details. 
 
6. Final Monitoring (HAM, PA, CM, D).  
  

Issue:  
 
a.  Final punch list of items to complete rehabilitation work according to 

Treatment Plan and Architectural, Landscaping and Engineering 
Documents.  

 
7. Draft Report (HAM, PI). 
 

Issue:  
 
a.  Draft report of monitoring process to be submitted to PI for review.  
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8. Final Report (HAM, PI, D). 
 
 Issue: 
 

a.  Final report of monitoring process, review updating of HABS and 
Treatment Plan documents to be submitted to PI for distribution to 
Developmental Services and San Diego History Center for 
archives. 

 
 

 
End of Monitoring 

 



SAN DIEGO POLICE DEPARTMENT 

CONDITIONAL USE PERMIT RECOMMENDATION 

PREMISE ADDRESS: 659 9111 Av 

TYPE OF BUSINESS: 

FEDERAL CENSUS TRACT: 

large retail space 

52.00 

NUMBER OF ALCOHOL LICENSES ALLOWED: 4 

NUMBER OF ALCOHOL LICENSES EXISTING: 5 ( over-concentrated) 

CRIME RATE IN THIS CENSUS TRACT: 747.2% - High Crime 
(Note: Considered High Crime If Exceeds 120% of City-wide Average) 

THREE OR MORE REPORTED CRIMES AT THIS PREMISE WITHIN PAST YEAR 

IS THE PREMISE WITHIN 600 FEET OF INCOMPATIBLE FACILITY 

IS THE PREMISE WITHIN 100 FEET OF RESIDENTIALLY ZONED PROPERTY 

ABC LICENSE REVOKED AT THIS PREMISE WITHIN PAST YEAR 

HAS APPLICANT BEEN CONVICTED OF ANY FELONY 

WILL THIS BUSINESS BE DETRIMENT AL TO THE PUBLIC HEALTH, SAFETY, 
AND WELFARE OF THE COMMUNITY AND CITY 

COMMENTS/OTHER FACTORS CONSIDERED: 

�YES □ NO 

□ YES �NO

�YES □ NO 

□ YES �NO

□ YES �NO

□ YES �NO

The premises is located within census tract 52.00. The reported crime rate for 2019 within 
Census Tract 52.00 was 747.2 and the alcohol crime rate was 502.4%. 

SUGGESTED CONDITIONS: 

Due to the extreamly high crime rate and alcohol rate cupled with the overconcentration of Off
Sale alcohol licenses the San Diego Police Department agrees with the issuance of a Conditional 
Use Permit so long as the following conditions are incorporated: 

1. No Off-Sale of distilled spirits.
2. No alcoholic beverages shall be sold except between the hours of 10:00 a.m. and 10:00 p.m.
3. Malt liquor, beer or wine cooler products, regardless of container size, must be sold in
manufacturer pre-packaged multi-unit quantities totaling a minimum of 64 ounces.
4. No wine shall be sold in containers ofless than 750 milliliters.
5. Loitering will be prohibited.
6. No public pay phones will be permitted on the premise or adjacent and under the control of the
applicant.
7. No arcade games of any type will be allowed/maintained inside the premise.
8. Video surveillance shall be recording and available to law enforcement upon request covering
the interior and public access points of the premises. Upon request of law enforcement video
surveillance shall not be deleted, voided or destroyed. Recordings shall be maintained for a
minimum of 30 days absent a request of law enforcement.
9. Litter and any unauthorized graffiti will be removed promptly.
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10. All retail employees are trained in ABC regulations (LEAD), theft deterrence and policies 
against the sales of alcoholic beverages to those under 21 years of age, and/or intoxicated. 
11. There shall be no exterior alcoholic advertising or signage of any kind or type, including 
advertising directed to the exterior from within, promoting or indicating the availability of 
alcoholic beverages. Interior displays of alcoholic beverages or signs which are clearly visible to 
the exterior shall constitute a violation of these conditions. 

SAN DIEGO POLICE D~TMENT RECOMMENDATION: 

APPROVE~✓-- DENY __ _ 

Name of SDPD Vice Sergeant (Pr~1fo Telephone Number 

Date of Review 



~ARJIS 

Required Parameters 
Reporting Period: 01/2019 to 12/2019 
Agency: SAN DIEGO 

ABC Report 

Optional Parameters 
Geographical Area: 
Group by: Census Tract 

Total Part 1 Crime and Part 2 Arrest for Agency: 61,677 
Total Census Tract: 302 
Average Total per Census Tract: 204.2 

(120% or above is High Crime Area indicated by*) 

Census Tract Totals % Average by Census Tract 

88 004200 109 53.4% 

89 004300 115 56.3 % 

90 004400 144 70 .5% 

91 004501 128 62.7% 

92 004600 153 74.9% 

93 004700 438 214.5% * 

94 004800 284 139.1%* 

95 004900 222 108.7% 

96 005000 335 164.0%* 

97 005100 3,438 1,683.4%* 

98 005200 1,526 747.2%* 

99 005300 2,341 1,146.3%* 

100 005400 1,466 717 .8%* 

101 005500 19 9.3 % 

102 005600 1,151 563.6%* 

103 005700 252 123.4%* 

104 005800 428 209.6% * 

105 005900 204 99.9% 

106 006000 264 129.3%* 

107 006100 141 69 .0% 

108 006200 56 27.4% 

109 006300 21 10.3% 

110 006500 2,249 1,101.2%* 

111 006600 174 85.2% 

112 006801 158 77.4% 

113 006802 463 226.7% * 

114 006900 149 73 .0% 

115 007002 47 23.0% 

116 007100 128 62.7% 

Feb 6, 2020 - 5 -

Prior Report Number: B98S328R 

9:47:05 AM 
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DOWNTOWN  
FINAL ENVIRONMENTAL IMPACT REPORT (Downtown FEIR) 

 CONSISTENCY EVALUATION 
FOR THE 

9G TOWER PROJECT 
PTS# 649856 

JULY 2020 

Prepared by: City of San Diego 
Development Services Department 
1222 First Avenue 
San Diego, CA  92101 
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DOWNTOWN FEIR CONSISTENCY EVALUATION 
1. PROJECT TITLE:  9G Tower ("Project")  

2. DEVELOPER:  Cisterra    

3. PROJECT LOCATION AND SETTING:  The Downtown Community Planning (DCP) area 
includes approximately 1,500 acres within the metropolitan core of the City of San Diego, 
bounded by Laurel Street and Interstate 5 on the north; Interstate 5, Commercial Street, 16th 
Street, Sigsbee Street, Newton Avenue, Harbor Drive, and the extension of Beardsley Street on 
the east and southeast; and San Diego Bay on the south and west and southwest. The major 
north-south access routes to downtown are Interstate 5, State Route 163, and Pacific Highway. 
The major east-west access route to downtown is State Route 94. Surrounding areas include the 
community of Uptown and Balboa Park to the north, Golden Hill and Sherman Heights to the 
east, Barrio Logan and Logan Heights to the South and the City of Coronado to the west across 
San Diego Bay.   

The proposed redevelopment is located at a 0.57 acre site at 659 9th Avenue in the 
Employment/Residential Mixed-Use land use district of the Centre City Planned District 
Ordinance (CCPDO) and the East Village neighborhood of the DCP area. 

4. PROJECT DESCRIPTION:  Process Four Site Development Permit, Neighborhood 
Development Permit, Tentative Map, and Conditional Use Permit for the renovation of an 
existing historic building and construction of a new 432,175 square foot mixed-use development. 
The project is a 22-story high-rise consisting of 241 dwelling units, commercial retail at the 
basement level and ground floor, and 5 levels of above ground parking for 273 vehicles.  The 
project would also include the installation of connections to existing utility lines and streetscape 
improvements to the surrounding property.  
 
5. CEQA COMPLIANCE: The DCP, CCPDO, Redevelopment Plan for the Centre City 
Redevelopment Project and related activities have been addressed by the following 
environmental documents, which were prepared prior to this Consistency Evaluation and are 
hereby incorporated by reference:   

FEIR for the DCP, CCPDO, and 10th Amendment to the Redevelopment Plan for the 
Centre City Project (State Clearinghouse Number 2003041001, certified by the 
Redevelopment Agency (Resolution No. R-04001) and the San Diego City Council (City 
Council) (Resolution No. R-301265), with date of final passage on March 14, 2006.  

Addendum to the Downtown FEIR for the 11th Amendment to the Redevelopment Plan 
for the Centre City Redevelopment Project, Amendments to the DCP, CCPDO, Marina 
Planned District Ordinance, and Mitigation, Monitoring and Reporting Program of the 
Downtown FEIR for the DCP, CCPDO, and the Redevelopment Plan for the Centre City 
Redevelopment Project certified by the Redevelopment Agency (Resolution No. R-
04193) and by the City Council (Resolution No. R-302932), with date of final passage on 
July 31, 2007.  

Second Addendum to the Downtown FEIR for the proposed amendments to the DCP, 
CCPDO, Marina Planned District Ordinance, and Mitigation, Monitoring and Reporting 
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Program (MMRP) certified by the Redevelopment Agency (Resolution No. R-04508), 
with date of final passage on April 21, 2010.  

Third Addendum to the Downtown FEIR for the RE District Amendments to the CCPDO 
certified by the Redevelopment Agency (Resolution No. R-04510), with date of final 
passage on April 21, 2010. 

Fourth Addendum to the Downtown FEIR for the San Diego Civic Center Complex 
Project certified by the Redevelopment Agency (Resolution No. R-04544) with date of 
final passage on August 3, 2010.  

Fifth Addendum to the Downtown FEIR for the Industrial Buffer Overlay Zone 
Amendments to the CCPDO certified by the City Council (Resolution No. R-308724) 
with a date of final passage on February 12, 2014.  

Sixth Addendum to the Downtown FEIR for the India and Date Project certified by the 
City Council (Resolution No. R-309115) with a date of final passage on July 14, 2014. 

The Final Supplemental Environmental Impact Report for the Downtown San Diego 
Mobility Plan certified by the City Council on June 21, 2016 (Resolution R-310561). 

The City of San Diego FEIR for the Climate Action Plan (“CAP FEIR”) certified by the 
City Council on December 15, 2015, (City Council Resolution R-310175) which includes 
the Addendum to the CAP FEIR certified by the City Council on July 12, 2016. 

The Downtown FEIR and the CAP FEIR are “Program EIRs” prepared in compliance with 
California Environmental Quality Act (CEQA) Guidelines Section 15168. The aforementioned 
environmental documents are the most recent and comprehensive environmental documents 
pertaining to the proposed Project. The Downtown FEIR and subsequent addenda are available 
for review at the City of San Diego, Development Services Department located at 1222 First 
Avenue, San Diego, CA 92101. The CAP FEIR is available at the offices of the City of San 
Diego Planning Department located at 1010 Second Avenue, Suite 1200, San Diego, CA 92101. 

This Downtown FEIR Consistency Evaluation (“Evaluation”) has been prepared for the Project 
in compliance with State CEQA and Local Guidelines. Under these Guidelines, environmental 
review for subsequent proposed actions is accomplished using the Evaluation process, as allowed 
by Sections 15168 and 15180 of the State CEQA Guidelines. The Evaluation includes the 
evaluation criteria as defined in Section 15063 of the State CEQA Guidelines.   

Under this process, an Evaluation is prepared for each subsequent proposed action to determine 
whether the potential impacts were anticipated in the Downtown FEIR and the CAP FEIR. No 
additional documentation is required for subsequent proposed actions if the Evaluation 
determines that the potential impacts have been adequately addressed in the CAP FEIR and the 
Downtown FEIR and subsequent proposed actions implement appropriate mitigation measures 
identified in the MMRP that accompanies the FEIR. 

If the Evaluation identifies new impacts or a substantial change in circumstances, additional 
environmental documentation is required. The form of this documentation depends upon the 
nature of the impacts of the subsequent proposed action being proposed. Should a proposed 
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action result in: a) new or substantially more severe significant impacts that are not adequately 
addressed in the Downtown FEIR or CAP FEIR, or b) there is a substantial change in 
circumstances that would require major revision to the Downtown FEIR or the CAP FEIR, or c) 
that any mitigation measures or alternatives previously found not to be feasible or not previously 
considered would substantially reduce or lessen any significant effects of the Project on the 
environment, a Subsequent or Supplemental Environmental Impact Report (EIR) would be 
prepared in accordance with Sections 15162 or 15163 of the State CEQA Guidelines (CEQA 
Statutes Section 21166).   

If the lead agency under CEQA finds that pursuant to Sections 15162 and 15163, no new 
significant impacts will occur or no new mitigation will be required, the lead agency can approve 
the subsequent proposed action to be within the scope of the Project covered by the Downtown 
FEIR and CAP FEIR, and no new environmental document is required.    

6. PROJECT-SPECIFIC ENVIRONMENTAL ANALYSIS:  See attached Environmental 
Checklist and Section 10 Evaluation of Environmental Impacts. 

7. MITIGATION, MONITORING AND REPORTING PROGRAM: As described in the 
Environmental Checklist and summarized in Attachment A, the following mitigation measures 
included in the MMRP, found in Volume 1.B.2 of the Downtown FEIR, will be implemented by 
the proposed Project: 

AQ-B.1-1; HIST-A.1-1; HIST-A.1-2; HIST-B.1-1; PAL-A.1-1; NOI-B.1-1; NOI-C.1-1; 
TRF-A.1.1-2   

8. DETERMINATION: In accordance with Sections 15168 and 15180 of the CEQA 
Guidelines, the potential impacts associated with future development within the DCP area are 
addressed in the Downtown FEIR prepared for the DCP, CCPDO, and the six subsequent 
addenda to the Downtown FEIR listed in Section 6 above, as well as the Final Supplemental EIR 
for the Downtown San Diego Mobility Plan and the CAP FEIR. These documents address the 
potential environmental effects of future development within the Centre City Redevelopment 
Project based on build out forecasts projected from the land use designations, density bonus, and 
other policies and regulations governing development intensity and density. Based on this 
analysis, the Downtown FEIR and its subsequent addenda and the CAP FEIR, as listed in 
Section 6 above, concluded that development would result in significant impacts related to the 
following issues (mitigation and type of impact shown in parentheses):  

Significant but Mitigated Impacts 

• Air Quality:  Construction Emissions (AQ-B.1) (D) 
• Paleontology: Impacts to Significant Paleontological Resources (PAL-A.1) (D/C) 
• Noise: Interior Traffic Level Increase on Grid Streets (NOI-B.1) (D) 

Significant and Not Mitigated Impacts  

• Air Quality: Mobile Source Emissions (AQ-A.1) (C) 
• Historical Resources:  Archeological and Built Environment (HIST-B.1) (D/C) and 

HIST-A.1-1 and HIST-A.1-2 
• Water Quality:  Urban Runoff (WQ-A.1) (C) 
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• Land Use: Physical Changes Related to Transient Activity (LU-B.6) (C) 
• Noise: Exterior Traffic Level Increase on Grid Streets (NOI-A.1) (C) 
• Traffic: Impact on Surrounding Streets (TRF-A.1) (C) 
• Traffic: Impact on Freeway Ramps and Segments (TRF-A.2) (C) 

In certifying the Downtown FEIR and approving the DCP, CCPDO, and 10th Amendment to the 
Redevelopment Plan, the City Council and Redevelopment Agency adopted a Statement of 
Overriding Considerations which determined that the unmitigated impacts were acceptable in 
light of economic, legal, social, technological or other factors including the following. 

Overriding Considerations 

1. Develop downtown as the primary urban center for the region 
2. Maximize employment opportunities within the downtown area 
3. Develop full-service, walkable neighborhoods linked to the assets downtown offers 
4. Increase and improve parks and public spaces 
5. Relieve growth pressure on outlying communities 
6. Maximize the advantages of downtown’s climate and waterfront setting 
7. Implement a coordinated, efficient system of vehicular, transit, bicycle, and pedestrian 

traffic 
8. Integrate historical resources into the new downtown plan 
9. Facilitate and improve the development of business and economic opportunities located 

in the downtown area 
10. Integrate health and human services into neighborhoods within downtown 
11. Encourage a regular process of review to ensure that the Plan and related activities are 

best meeting the vision and goals of the Plan. 
The proposed activity detailed and analyzed in this Evaluation are adequately addressed in the 
environmental documents noted above and there is no change in circumstance, substantial 
additional information, or substantial Project changes to warrant additional environmental 
review. Because the prior environmental documents adequately covered this activity as part of 
the previously approved Project, this activity is not a separate Project for purposes of review 
under CEQA pursuant to CEQA Guidelines Sections 15060(c)(3), 15180, and 15378(c). 

SUMMARY OF FINDINGS:  In accordance with Public Resources Code Sections 21166, 
21083.3, and CEQA Guidelines Sections 15168 and 15183, the following findings are derived 
from the environmental review documented by this Evaluation and the Downtown FEIR and CAP 
FEIR as amended: 

1. No substantial changes are proposed in the Centre City Redevelopment Project, or 
with respect to the circumstances under which the Centre City Redevelopment 
Project is to be undertaken as a result of the development of the proposed Project, 
which will require important or major revisions in the Downtown FEIR and the six 
subsequent addenda to the FEIR or with the CAP FEIR; 

2. No new information of substantial importance to the Centre City Redevelopment 
Project has become available that shows the Project will have any significant effects 
not discussed previously in the Downtown FEIR or subsequent addenda to the 
Downtown FEIR or CAP FEIR; or that any significant effects previously examined 
will be substantially more severe than shown in the CAP FEIR and the Downtown 
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FEIR or subsequent addenda to the FEIR; or that any mitigation measures or 
alternatives previously found not to be feasible or not previously considered would 
substantially reduce or lessen any significant effects of the Project on the 
environment; 

3. No Negative Declaration, Subsequent EIR, or Supplement or Addendum to the  CAP 
EIR and the Downtown FEIR, as amended, is necessary or required;  

4. The proposed actions will have no significant effect on the environment, except as 
identified and considered in the CAP FEIR and the Downtown FEIR and subsequent 
addenda to the Downtown FEIR for the Centre City Redevelopment Project.  No 
new or additional project-specific mitigation measures are required for this Project; 
and 

5. The proposed actions would not have any new effects that were not 
adequately covered in the CAP FEIR and Downtown FEIR or addenda to the 
Downtown FEIR, and therefore, the proposed Project is within the scope of the 
program approved under the CAP FEIR and Downtown FEIR and subsequent 
addenda listed in Section 6 above.  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

nski, Senior Planner, City of San Diego 
a Agency Representative/Preparer 

Date 
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ENVIRONMENTAL CHECKLIST 
 
10. EVALUATION OF ENVIRONMENTAL IMPACTS 

This environmental checklist evaluates the potential environmental effects of the proposed Project 
consistent with the significance thresholds and analysis methods contained in the CAP FEIR and the 
Downtown FEIR for the DCP, CCPDO, and Redevelopment Plan for the Centre City Project Area. Based 
on the assumption that the proposed activity is adequately addressed in the Downtown FEIR and CAP 
FEIR, the following table indicates how the impacts of the proposed activity relate to the conclusions of 
the Downtown FEIR and CAP FEIR. As a result, the impacts are classified into one of the following 
categories: 

• Significant and Not Mitigated (SNM) 
• Significant but Mitigated (SM) 
• Not Significant (NS)  

The checklist identifies each potential environmental effect and provides information supporting the 
conclusion drawn as to the degree of impact associated with the proposed Project. As applicable, 
mitigation measures from the Downtown FEIR and CAP FEIR are identified and are summarized in 
Attachment A to this Evaluation. Some of the mitigation measures are plan-wide and not within the 
control of the proposed Project. Other measures, however, are to be specifically implemented by the 
proposed Project. Consistent with the Downtown FEIR and CAP FEIR analysis, the following issue areas 
have been identified as Significant and Not Mitigated even with inclusion of the proposed mitigation 
measures, where feasible:  

• Air Quality: Mobile Source Emissions (AQ-A.1) (C) 
• Historical Resources:  Archeological (HIST-B.1) (D/C) 
• Water Quality:  Urban Runoff (WQ-A.1) (C) 
• Land Use: Physical Changes Related to Transient Activity (LU-B.6) (C) 
• Noise: Exterior Traffic Level Increase on Grid Streets (NOI-A.1) (C) 
• Traffic: Impact on Surrounding Streets (TRF-A.1) (C) 
• Traffic: Impact on Freeway Ramps and Segments (TRF-A.2) (C). 

 
The following Overriding Considerations apply directly to the proposed Project: 

1. Develop downtown as the primary urban center for the region 
2. Maximize employment opportunities within the downtown area 
3. Develop full-service, walkable neighborhoods linked to the assets downtown offers 
4. Relieve growth pressure on outlying communities 
5. Implement a coordinated, efficient system of vehicular, transit, bicycle, and pedestrian 

traffic 
6. Facilitate and improve the development of business and economic opportunities located in 

the downtown area 
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1. AESTHETICS/VISUAL QUALITY:         

(a) Substantially disturb a scenic resource, vista or view 
from a public viewing area, including a State scenic 
highway or view corridor designated by the DCP?  

 
Views of scenic resources including San Diego Bay, 
San Diego-Coronado Bay Bridge, Point Loma, 
Coronado, Petco Park, and the downtown skyline are 
afforded by the public viewing areas within and 
around the downtown and along view corridor streets 
within the planning area.  
 
The CCPDO includes several requirements that 
reduce a project’s impact on scenic vistas. These 
include view corridor setbacks on specific streets to 
maintain views and controls building bulk by setting 
limits on minimum tower spacing, street wall design, 
maximum lot coverage, and building dimensions.  
 
The site does not possess any significant scenic 
resources that could be impacted by the proposed 
Project therefore impacts to on-site scenic resources 
are not significant. Impacts associated with scenic 
vistas would be similar to the DCP FEIR and would 
not be significant. 
 

    X X 

(b) Substantially incompatible with the bulk, scale, color 
and/or design of surrounding development?   

The bulk, scale, and design of the Project would be 
compatible with existing development in the area. 
Development of the site would improve the area by 
providing a new, modern building on a currently 
underutilized site. The Project would utilize high 
quality materials and contemporary design sensitive to 
the character of the surrounding neighborhood. 
Additionally, a variety of existing and planning low, 
mid, and high-rise buildings are located within the 

    X X 
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vicinity of the Project site and the scale of the 
proposed Project would be consistent with that of 
surrounding buildings. The project would also, 
incorporate the historically designated Pacific 
Telephone and Telegraph Co. Garage building into the 
design of the project.  

Therefore, project-level and cumulative impacts 
associated with this issue would not occur. 

 

(c) Substantially affect daytime or nighttime views in the 
area due to lighting?  

The proposed project would not involve a substantial 
amount of exterior lighting or include materials that 
would generate substantial glare. Furthermore, 
outdoor lighting that would be incorporated into the 
proposed project would be shielded or directed away 
so that direct light or glare does not adversely impact 
adjacent land uses. The City’s Light Pollution Law 
(San Diego Municipal Code (SDMC) Section 
101.1300 et seq.) also protects nighttime views 
(e.g., astronomical activities) and light-sensitive land 
uses from excessive light generated by development in 
the downtown area. The proposed project’s 
conformance with these requirements would ensure 
that direct and cumulative impacts associated with this 
issue are not significant. 

    X X 

2. AGRICULTURAL RESOURCES:        

(a) Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland) to 
non-agricultural use?  

The DCP Area is an urban downtown environment 
that does not contain land designated as prime 
agricultural soil by the Soils Conservation Service. In 

    X X 
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addition, it does not contain prime farmland 
designated by the California Department of 
Conservation. Therefore, no impact to agricultural 
resources would occur.  

(b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract?  

The DCP Area does not contain, nor is it near, land 
zoned for agricultural use or land subject to a 
Williamson Act Contract pursuant to Section 512101 
of the California Government Code. Therefore, 
impacts resulting from conflicts with existing zoning 
for agricultural use or a Williamson Act Contract 
would not occur. 

    X X 
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3. AIR QUALITY:        

(a) Conflict with or obstruct implementation of an 
applicable air quality plan, including the County’s 
Regional Air Quality Strategies (RFS) or the State 
Implementation Plan?  

      The proposed Project site is located within the San 
Diego Air Basin, which is under the jurisdiction of the 
San Diego Air Pollution Control District (SDAPCD). 
The San Diego Air Basin is designated by state and 
federal air quality standards as nonattainment for 
ozone and particulate matter (PM) less than 10 
microns (PM10) and less than 2.5 microns (PM 2.5) in 
equivalent diameter. The SDAPCD has developed a 
Regional Air Quality Strategy (RAQS) to attain the 
state air quality standards for ozone. The proposed 
Project is consistent with the land use and transit-
supportive policies and regulations of the DCP and 
CCPDO; which are in accordance with those of the 
RAQs. Therefore, the proposed Project would not 
conflict with, but would help implement, the RAQS 
with its compact, high intensity land use and transit-
supportive design. Therefore, no impact to the 
applicable air quality plan would occur. 

    X X 

(b) Expose sensitive receptors to substantial air 
contaminants including, but not limited to, criteria 
pollutants, smoke, soot, grime, toxic fumes and 
substances, particulate matter, or any other emissions 
that may endanger human health?   

The Project could involve the exposure of sensitive 
receptors to substantial air contaminants during short-
term construction activities and over the long-term 
operation of the Project. Construction activities 
associated with the Project could result in potentially 
significant impacts related to the exposure of sensitive 
receptors to substantial emissions of particulate 
matter. The potential for impacts to sensitive receptors 

  X   X 
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during construction activities would be mitigated to 
below a level of significance through compliance with 
the City’s mandatory standard dust control measures 
and the dust control and construction equipment 
emission reduction measures required by FEIR 
Mitigation Measure AQ-B.1-1 (Attachment A).   

The Project could also involve the exposure of 
sensitive receptors to air contaminants over the long-
term operation of the Project, such as carbon 
monoxide exposure (commonly referred to as CO “hot 
spots”) due to traffic congestion near the Project site.  
However, the FEIR concludes that development 
within the DCP Area would not expose sensitive 
receptors to significant levels of any of the substantial 
air contaminants. Since the land use designation of the 
proposed development does not differ from the land 
use designation assumed in the FEIR analysis, the 
Project would not expose sensitive receptors to 
substantial air contaminants beyond the levels 
assumed in the FEIR. Additionally, the Project is not 
located close enough to any industrial activities to be 
impacted by any emissions potentially associated with 
such activities. Therefore, impacts associated with this 
issue would not be significant. Project impacts 
associated with the generation of substantial air 
contaminants are discussed below in Section 3.c. 

(c) Generate substantial air contaminants including, but 
not limited to, criteria pollutants, smoke, soot, grime, 
toxic fumes and substances, particulate matter, or any 
other emissions that may endanger human health? 

Implementation of the Project could result in potentially 
adverse air quality impacts related to the following air 
emission generators: construction and mobile-sources. 
Site preparation activities and construction of the Project 
would involve short-term, potentially adverse impacts 
associated with the creation of dust and the generation of 

 X X    
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construction equipment emissions. The clearing, 
grading, excavation, and other construction activities 
associated with the Project would result in dust and 
equipment emissions that, when considered together, 
could endanger human health. Implementation of 
Downtown FEIR Mitigation Measure AQ-B.1-1 (see 
Attachment A) would reduce dust and construction 
equipment emissions generated during construction of 
the Project to a level below significance.   

The air emissions generated by automobile trips 
associated with the Project would not exceed air quality 
significance standards established by the San Diego Air 
Pollution Control District. However, the Project’s 
mobile source emissions, in combination with dust 
generated during the construction of the Project, would 
contribute to the significant and unmitigated cumulative 
impact to air quality identified in the Downtown FEIR. 
No uses are proposed that would significantly increase 
stationary-source emissions in Downtown; therefore, 
impacts from stationary sources would be not 
significant. 

4. BIOLOGICAL RESOURCES:        

(a) Substantially effect, either directly or through habitat 
modifications, any species identified as a candidate, 
sensitive, or special status species in local or regional 
plans, policies, or regulations, or by local, state or 
federal agencies?  

Due to the highly urbanized nature of the DCP Area, 
there are no sensitive plants or animal species, habitats, 
or wildlife migration corridors. In addition, the 
ornamental trees and landscaping included in the Project 
are considered of no significant value to the native 
wildlife in their proposed location. Therefore, no impact 
associated with this issue could occur. 

    X X 
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(b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community identified 
in local or regional plans, policies, and regulations by 
local, state or federal agencies?   

As identified in the FEIR, the DCP Area is not within 
a sub-region of the San Diego County Multiple 
Species Conservation Program (MSCP). Therefore, 
impacts associated with substantial adverse effects on 
riparian habitat or other sensitive natural communities 
identified in local or regional plans, policies, and 
regulations by local, state or federal agencies would 
not occur. 

    X X 

5. GEOLOGY AND SOILS:       

(a) Substantial health and safety risk associated with 
seismic or geologic hazards?  

The site is not located within a currently established 
State of California Earthquake Fault Zone but is 
within the Downtown Special Fault Zone.  

Nova Services Inc. prepared a Geotechnical 
Investigation (September 2019) and a Fault 
Investigation (April 2020) for the Project. It states that 
based on the results of the investigation, Nova 
Services finds that the Project site is not transected by 
active faults and the risk of surface rupture is 
considered to be very low and that the site can be 
developed as proposed provided the recommendations 
of the investigation are followed and implemented 
during design and construction. 

Although the potential for geologic hazards 
(landslides, liquefaction, slope failure, and 
seismically-induced settlement) is considered low due 
to the site’s moderate to non-expansive geologic 
structure, such hazards could nevertheless occur.  
Conformance with, and implementation of, all 

    X X 
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seismic-safety development requirements, including 
all applicable requirements of the Alquist-Priolo Zone 
Act, the seismic design requirements of the 
International Building Code (IBC), the City of San 
Diego Notification of Geologic Hazard procedures, 
and all other applicable requirements would ensure 
that the potential impacts associated with seismic and 
geologic hazards are not significant. 

6. GREENHOUSE GAS EMISSIONS:       

(a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment?   

The DCP provides for the growth and buildout of 
Downtown. The City’s CAP FEIR analyzed 
greenhouse gas (“GHG”) emissions on a citywide 
basis – inclusive of the anticipated assumptions for the 
growth and buildout of Downtown. The City’s CAP 
outlines measures that would support substantial 
progress towards the City’s 2035 GHG emissions 
reduction targets, which are intended to the keep the 
City in-line to achieve its share of 2050 GHG 
reductions. 

The CAP Consistency Checklist was adopted to 
uniformly implement the CAP for project-specific 
analyses of GHG emission impacts. The Project has 
been analyzed against the CAP Consistency Checklist 
and based on this analysis, it has been determined that 
the Project would be consistent with the CAP and 
would not contribute to cumulative GHG emissions 
that would be inconsistent with the CAP.  As such, the 
Project would be consistent with the anticipated 
growth and buildout assumptions of both the DCP and 
the CAP. Therefore, this impact is considered not 
significant.       

    X X 
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(b) Conflict with any applicable plan, policy, or 
regulation of an agency adopted for the purpose of 
reducing the emissions of greenhouse gas?   

As stated above in Section 6.a., construction and 
operation of the proposed Project would not result in a 
significant impact related to GHG emissions on the 
environment.  The Project is consistent with the City’s 
CAP and growth assumptions under the DCP as stated 
in Section 6.a.  Additionally, the Project would be 
consistent with the recommendations within Policy 
CE‐A.2 of the City of San Diego’s General Plan 
Conservation Element. Therefore, the Project does not 
conflict with any applicable plan, policy, or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases. This impact is considered not 
significant. 

    X X 

7. HAZARDS AND HAZARDOUS MATERIALS:       

(a) Substantial health and safety risk related to onsite 
hazardous materials?   

The Downtown FEIR states that contact with, or 
exposure to, hazardous building materials, soil and 
ground water contaminated with hazardous materials, 
or other hazardous materials could adversely affect 
human health and safety during short-term 
construction or long term operation of a development. 
The Project is subject to federal, state, and local 
agency regulations for the handling of hazardous 
building materials and waste. Compliance with all 
applicable requirements of the County of San Diego 
Department of Environmental Health and federal, 
state, and local regulations for the handling of 
hazardous building materials and waste would ensure 
that potential health and safety impacts caused by 
exposure to on-site hazardous materials are not 
significant during short term, construction activities. 
In addition, herbicides and fertilizers associated with 

    X X 
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the landscaping of the Project could pose a significant 
health risk over the long term operation of the Project. 
However, the Project’s adherence to existing 
mandatory federal, state, and local regulations 
controlling these materials would ensure that long-
term health and safety impacts associated with on-site 
hazardous materials over the long term operation of 
the Project are not significant. 

(b) Be located on or within 2,000 feet of a site that is 
included on a list of hazardous materials sites 
compiled pursuant to Government Code §65962.5 
and, as a result, would it create a significant hazard to 
the public or the environment? 

The Project is not located on or within 2,000 feet of a 
site on the State of California Hazardous Waste and 
Substances Sites List; however, there are sites within 
2,000 feet of the Project site that are listed on the 
County of San Diego’s Site Assessment Mitigation 
(SAM) Case Listing. The Downtown FEIR states that 
significant impacts to human health and the 
environment regarding hazardous waste sites would be 
avoided through compliance with mandatory federal, 
state, and local regulations as described in Section 7.a 
above.  Therefore, the Downtown FEIR states that no 
mitigation measures would be required. 

    X X 

(c) Substantial safety risk to operations at San Diego 
International Airport?  

According to the Airport Land Use Compatibility Plan 
(ALUCP) for San Diego International Airport (SDIA), 
the entire DCP area is located within the SDIA Airport 
Influence Area. The Downtown FEIR identifies policies 
that regulate development within areas affected by 
Lindbergh Field including building heights, use and 
intensity limitations, and noise sensitive uses. The 
Project does not exceed the intensity of development 

    X X 
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assumed under the DCP, nor does it include components 
that would in any way violate or impede adherence to 
the policies of the ALUCP nor involve impacts related 
to the creation of substantial safety risks. The Federal 
Aviation Administration (FAA) issued a determination 
that the Project does not exceed obstruction standards 
and would not be a hazard to air navigation on 9/12/19. 
As a condition of this determination, the structure is to 
be marked/lighted in accordance with FAA standards. 
On 2/19/20 the Airport Land Use Commission 
determined that the Project is conditionally consistency 
with the ALUCP, provided compliance with the 
aforementioned conditions of the FAA. Therefore, there 
are no potential direct or cumulative impacts related to 
this issue. 

(d) Substantially impair implementation of an adopted 
emergency response plan or emergency evacuation 
plan?  

The Project does not propose any features that would 
affect an emergency response or evacuation plan. 
Therefore, no impact associated with this issue is 
anticipated. 

    X X 

8. HISTORICAL RESOURCES:        

(a) Substantially impact a significant historical resource, 
as defined in § 15064.5?   

The project site located at 660 10th Avenue is a 
designated historic resource and is listed as HRB Site 
#1355, The Pacific Telephone and Telegraph Co. 
Garage. The garage is a one story commercial building 
that was constructed in the Art Deco Style. Because of 
the proposed alterations to the historic structure a 
Treatment Plan (Union Architects, December 2019) 
was submitted to City of San Diego Plan Historic staff 
for review. After some revisions to the plan it was 
approved. The Project proposes to retain portions of 

  X X   
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the historic resource on-site and incorporate them into 
the design of the new construction, resulting in a 
substantial alteration of the historic resource.  

The restoration is consistent with DCP Goals 9.1-G-1, 
“Protect historical resources to communicate 
Downtown’s heritage,” 9.1-G-2, “Encourage the 
rehabilitation and reuse of historical resources,” and 
9.2-G-1, “Integrate historical resources into the 
Downtown fabric while achieving policies for 
significant development and population 
intensification,” and with DCP Policies 9.2-P-1, 
“Incorporate elements of historical buildings in new 
projects to impart heritage,” and 9.2-P-3, “Promote the 
adaptive reuse of intact buildings (designated or not) 
and/or significant elements, as a cultural and 
suitability goal.” 

DCP FEIR Mitigation Measure HIST-A.1-1 requires 
compliance with Chapter 14, Article 3, Division 2 of 
the SDMC, which regulates historic resources. 
Mitigation Measure HIST-A.1-2 requires the 
applicant to submit a Treatment Plan for retained 
historic resources for review and approval. 
Implementation of SDMC §143.0201 et seq., as 
required by Mitigation Measures HIST-A.1-1 and 
HIST-A.1-2 (Attachment A), will further ensure that 
the inclusion of the Pacific Telephone and Telegraph 
Co. Garage will not significantly impact the historic 
resource.  

The Project would include substantial alterations to 
the Pacific Telephone and Telegraph Co. Garage that 
may be approved through the SDP review and 
approved by the City in conformance with the City’s 
Historical Resources Regulations as provided in 
Mitigation Measure HIST-A.1-1 and HIST-A.1-2. 
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(b) Substantially impact a significant archaeological 
resource pursuant to § 15064.5, including the 
disturbance of human remains interred outside of 
formal cemeteries?  

According to the Downtown FEIR, the likelihood of 
encountering archaeological resources is greatest for 
projects that include grading and/or excavation of 
areas on which past grading and/or excavation 
activities have been minimal (e.g., surface parking 
lots). Since archaeological resources have been found 
within inches of the ground surface in Downtown, 
even minimal grading activities can impact these 
resources. In addition, the likelihood of encountering 
subsurface human remains during construction and 
excavation activities, although considered low, is 
possible. Thus, the excavation, demolition, and surface 
clearance activities associated with development of the 
Project and the level of subterranean parking could 
have potentially adverse impacts to archaeological 
resources, including buried human remains.  
Implementation of Downtown FEIR Mitigation 
Measure HIST-B.1-1, (see Attachment A) would 
minimize, but not fully mitigate, these potential 
impacts. Since the potential for archaeological 
resources and human remains on the Project site 
cannot be confirmed until grading is conducted, the 
exact nature and extent of impacts associated with the 
proposed Project cannot be predicted. Consequently, 
the required mitigation may or may not be sufficient to 
reduce these direct project-level impacts to below a 
level of significance. Therefore, project-level impacts 
associated with this issue remain potentially 
significant and not fully mitigated, consistent with the 
analysis of the Downtown FEIR. Furthermore, project-
level significant impacts to important archaeological 
resources would contribute to the potentially 
significant and unmitigated cumulative impacts 

X X     



9G Tower  20   July 2020 
 
 

 
 
 
 
 
 
 
 
 
Issues and Supporting Information 

Significant 
And Not 
Mitigated 
(SNM) 

Significant 
But 
Mitigated 
(SM) 

Not 
Significant 
(NS) 

D
ir

ec
t (

D
) 

C
um

ul
at

iv
e 

(C
) 

D
ir

ec
t (

D
) 

C
um

ul
at

iv
e 

(C
) 

D
ir

ec
t (

D
) 

C
um

ul
at

iv
e 

(C
) 

identified in the Downtown FEIR. 

(c) Substantially impact a unique paleontological 
resource or site or unique geologic feature?  

The Project site is underlain by the San Diego 
Formation and Bay Point Formation, which has high 
paleontological resource potential. The Downtown 
FEIR concludes that development would have 
potentially adverse impacts to paleontological 
resources if grading and/or excavation activities are 
conducted beyond a depth of 1-3 feet. The Project’s 
proposal for a basement level would involve 
excavation beyond the FEIR standard, resulting in 
potentially significant impacts to paleontological 
resources. Implementation of Downtown FEIR 
Mitigation Measure PAL-A.1-1 (see Attachment A) 
would ensure that the Project’s potentially direct 
impacts to paleontological resources are not 
significant. Furthermore, the Project would not impact 
any resources outside of the Project site. The 
mitigation measures for direct impacts fully mitigate 
for paleontological impacts, therefore, the Project’s 
contribution to cumulative impacts to paleontological 
resources would be significant but mitigated because 
the same measures that mitigate direct impacts would 
also mitigate for any cumulative impacts. 

  X X   

9. HYDROLOGY AND WATER QUALITY:       

(a) Substantially degrade groundwater or surface water 
quality?  

The Project’s construction and grading activities may 
involve soil excavation at a depth that could surpass 
known groundwater levels, which would indicate that 
groundwater dewatering might be required.  
Compliance with the requirements of either (1) the 
San Diego Regional Water Quality Control Board 
under a National Pollution Discharge Elimination 

 X   X  
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system general permit for construction dewatering (if 
dewatering is discharged to surface waters), or (2) the 
City of San Diego Metropolitan Wastewater 
Department (if dewatering is discharged into the 
City’s sanitary sewer system under the Industrial 
Waste Pretreatment Program), and (3) the mandatory 
requirements controlling the treatment and disposal of 
contaminated dewatered groundwater would ensure 
that potential impacts associated with construction 
dewatering and the handling of contaminated 
groundwater are not significant.  In addition, Best 
Management Practices (BMPs) required as part of the 
local Storm Water Pollution Prevention Plan (SWPPP) 
would ensure that short-term water quality impacts 
during construction are not significant. The proposed 
Project would result in hard structure areas and other 
impervious surfaces that would generate urban runoff 
with the potential to degrade groundwater or surface 
water quality. However, implementation of BMPs 
required by the local Standard Urban Storm water 
Mitigation Program (SUSMP) and Storm water 
Standards would reduce the Project’s long-term 
impacts.  Thus, adherence to the state and local water 
quality controls would ensure that direct impacts to 
groundwater and surface water quality would not be 
significant.  

Despite not resulting in direct impacts to water 
quality, the Downtown FEIR found that the urban 
runoff generated by the cumulative development in the 
downtown would contribute to the existing significant 
cumulative impact to the water quality of San Diego 
Bay. No mitigation other than adherence to existing 
regulations has been identified in the Downtown FEIR 
to feasibly reduce this cumulative impact to below a 
level of significance. Consistent with the Downtown 
FEIR, the Project’s contribution to the cumulative 
water quality impact would remain significant and 
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unmitigated. 

(b) Substantially increase impervious surfaces and 
associated runoff flow rates or volumes?   

The project site is currently developed and covered 
with impervious surfaces. Implementation of the 
Project would not substantially increase the runoff 
volume entering the storm drain system. The 
Downtown FEIR found that implementation of the 
DCP would not result in a substantial increase in 
impervious surfaces within Downtown because the 
area is a highly urbanized area paved with pervious 
surfaces and very little vacant land (approximately 3 
percent of the planning area). Redevelopment of 
downtown is therefore anticipated to replace 
impervious surfaces that already exist and 
development of the small number of undeveloped sites 
would not result in a substantial increase in 
impermeable surface area or a significant impact on 
the existing storm drain system. The Project is also 
required to comply with the City of San Diego BMPs 
required as part of the local SWPPP. The Project 
incorporates a variety of pervious surfaces (such as 
landscape areas and open spaces), as well as features 
designed to utilize storm water. Implementation of 
these features is encouraged by the DCP as they 
capture rain water and reduce surface volume entering 
the storm drain system. Therefore, impacts associated 
within this issue are not significant. (Impacts 
associated with the quality of urban runoff are 
analyzed in Section 9a.) 

    X X 

(c) Substantially impede or redirect flows within a 100-
year flood hazard area?   

The Project site is not located within a 100-year 
floodplain. Similarly, the Project would not affect off-
site flood hazard areas, as no 100-year floodplains are 

    X X 
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located downstream.   Therefore, impacts associated 
with these issues are not significant. 

(d) Substantially increase erosion and sedimentation?   

The potential for erosion and sedimentation could 
increase during the short-term during site preparation 
and other construction activities. As discussed in the 
Downtown FEIR, the proposed Project’s compliance 
with regulations mandating the preparation and 
implementation of a SWPPP would ensure that impacts 
associated with erosion and sedimentation are not 
significant. 

    X X 

10. LAND USE AND PLANNING:        

(a) Physically divide an established community?  

The Project does not propose any features or structures 
that would physically divide an established 
community. Impacts associated with this issue would 
not occur. 

    X X 

(b) Substantially conflict with the City’s General Plan and 
Progress Guide, Downtown Community Plan or other 
applicable land use plan, policy, or regulation? 

The Land Use District for the site is 
Employment/Residential Mixed-Use (ER) which 
provides synergies between educational institutions 
and residential neighborhoods or transition between 
the Core District and residential neighborhoods. A 
variety of uses are permitted in this district, including 
office, residential, hotel, research and development, 
educational, and medical facilities.  

 
      The Project would not conflict with other applicable 

land use plans, policies, or regulations. The Project 
complies with the goals and policies of the DCP and 
would not create adverse environmental impacts under 

    X X 
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CEQA.  With the approval of the requested 
Neighborhood Development Permit for the proposed 
deviations, the Project will meet all applicable 
development standards of the CCPDO and SDMC. 
Therefore, no significant direct or cumulative impacts 
associated with an adopted land use plan would occur. 

(c) Substantial incompatibility with surrounding land 
uses?  

Sources of land use incompatibility include, amongst 
others, lighting, industrial activities, shading, and 
noise. The Project would not result in or be subject to, 
adverse impacts due to substantially incompatible land 
uses. Compliance with the City’s Light Pollution 
Ordinance would ensure that land use incompatibility 
impacts related to the Project’s emission of, and 
exposure to, lighting are not significant. In addition, 
the Downtown FEIR concludes that existing 
mandatory regulations addressing land use 
compatibility with industrial activities would ensure 
that residents of, and visitors to, the Project are not 
subject to potential land use incompatibilities 
(potential land use incompatibilities resulting from 
hazardous materials and air emissions are evaluated 
elsewhere in this evaluation).   

Potentially significant impacts associated with the 
Project’s incompatibility with traffic noise on adjacent 
grid streets are discussed in Sections 12.b and 12.c. No 
impacts associated with incompatibility with 
surrounding land use would occur. 

    X X 
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(d) Substantially impact surrounding communities due to 
sanitation and litter problems generated by transients 
displaced by Downtown development? 

Although not expected to be a substantial direct 
impact of the Project because substantial numbers of 
transients are not known to congregate on-site, the 
Project, in tandem with other Downtown development 
activities, would have a significant cumulative impact 
on surrounding communities resulting from sanitation 
problems and litter generation by transients who are 
displaced from Downtown into surrounding canyons 
and vacant land as discussed in the Downtown FEIR. 
Continued support of Homeless Outreach Teams 
(HOTs) and similar transient outreach efforts would 
reduce, but not fully mitigate, the adverse impacts to 
surrounding neighborhoods caused by the transient 
relocation. Therefore, the Project would result in 
cumulatively significant and not fully mitigated 
impacts to surrounding neighborhoods.   

 X   X  

11. MINERAL RESOURCES:       
(a) Substantially reduce the availability of important 

mineral resources?   

The Downtown FEIR states that the viable extraction 
of mineral resources is limited in the DCP Area due to 
its urban nature and the fact that the area is not 
recognized for having high mineral resource potential. 
Therefore, no impact associated with this issue would 
occur. 

    X X 

12. NOISE:        
(a) Substantial noise generation?   

A noise analysis report (Dbf Associates, February 
2020) was prepared for the project and determined that  
no substantial noise generation impacts would occur 
from any stationary sources over the long-term. Short-

 X   X  
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term construction noise impacts would be avoided by 
adherence to construction noise limitations imposed 
by the City’s Noise Abatement and Control 
Ordinance. The Downtown FEIR defines a significant 
long-term traffic noise increase as an increase of at 
least 3.0 dB (A) CNEL for street. The Downtown 
FEIR identified nine street segments in Downtown 
that would be significantly impacted as a result of 
traffic generation; however, none of these identified 
segments are in the direct vicinity of the Project site. 
Nevertheless, automobile trips generated by the 
project, would, in combination with other 
development in Downtown significantly increase 
noise on several street segments resulting in 
cumulatively significant noise impacts. The 
Downtown FEIR concludes that there are no feasible 
mitigation measures available to reduce the significant 
noise increase in noise on affected roadways and this 
impact remains significant and unavoidable. 

(b) Substantial exposure of required outdoor residential 
open spaces or public parks and plazas to noise levels 
(e.g. exposure to levels exceeding 65 dBA CNEL)?   

The Project contains a residential component and 
under the CCPDO, developments of this size are 
required to contain common outdoor open space areas. 
No public parks and/or plazas are proposed in the 
Project. 

 
The noise analysis prepared by Dbf Associates 
identified that future exterior traffic noise levels at the 
proposed project site would range from less than 60 
dBA CNEL at the south building façade to 
approximately 71 dBA CNEL at the northeast building 
façade corner. Future exterior traffic noise levels at the 
Level 22 exterior amenity area would be 65 dBA 
CNEL or below, and would be considered “less than 
significant” by the City. Future exterior roadway 

    X X 
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traffic noise levels at private balconies facing G Street, 
9th Avenue, or 10th Avenue would exceed 65 dBA 
CNEL without abatement. Private balconies included 
in the project’s required open space calculations must 
include a 3.5-foot-high noise barrier facing the 
roadway .  
 
According to NOI-B.1-2, an acoustical analysis must 
be performed to determine if any required outdoor 
open space areas would be exposed to noise levels in 
excess of 65 dBA CNEL and, provided noise 
attenuation would not interfere with the primary 
purpose or design intent of the exterior use, measures 
must be included in the building plan to reduce noise 
exposure, to the extent feasible. Full attenuation of 
noise may be contrary to the goal of creating outdoor 
open spaces for residences. If full enclosure of the 
open space would be required to fully attenuate noise, 
it would defeat the basic goal of providing “outdoor” 
open space. The project does not exceed the intensity 
of development assumed under the Downtown FEIR. 
Impacts associated with DCP buildout would remain 
significant and unavoidable, but the Project would not 
increase the severity of impacts related to exterior 
traffic noise in residential development. 

(c) Substantial interior noise within habitable rooms (e.g. 
levels in excess of 45 dBA CNEL)? 

According to the noise analysis interior noise levels 
within habitable rooms would not exceed 45 dBA 
CNEL (the standard set forth in the DCP FEIR) with a 
typical exterior wall, windows, and glass doors with a 
sound rating of STC 28 and mechanical ventilation in 
units to maintain a consistent level of acoustical 
quality around the Project sufficient to achieve 
compliant interior noise levels in all habitable units. 
Pursuant to Downtown FEIR Mitigation Measure 
NOI-B.1-1, the project would be required to 
implement the design features included in the 

  X   X 
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Acoustical Analysis (2020). Therefore, project 
impacts related to the exposure of persons to or 
generation of noise levels in excess of noise standards 
would be less than significant with mitigation included 
in the Downtown FEIR. 

13. POPULATION AND HOUSING:       

(a) Substantially induce population growth in an area?   

The Downtown FEIR concludes that build-out of 
Downtown would not induce substantial population 
growth that results in adverse physical changes. The 
Project is consistent with the DCP and CCPDO and 
does not exceed those analyzed throughout the 
Downtown FEIR. Therefore, project-level and 
cumulative impacts associated with this issue are not 
significant. 

    X X 

(b) Substantial displacement of existing housing units or 
people?  

The Project site, currently developed with a 
commercial warehouse building and does not contain 
any dwelling units. No existing housing units would 
be affected by the development or operation of the 
proposed project. Overall displacement of existing 
housing units or persons would not occur as a result of 
the proposed project, and the construction of 
replacement housing would not be required. 
Therefore, no direct or cumulative impacts associated 
with this issue would occur. 

    X X 

14. PUBLIC SERVICES AND UTILITIES:       

(a) Substantial adverse physical impacts associated with 
the provision of new schools?  

The population of school-aged children attending public 
schools is dependent on current and future residential 
development. In and of itself, the Project would not 

    X X 
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generate a sufficient number of students to warrant 
construction of a new school facility. However, the 
FEIR concludes that the additional student population 
anticipated at build out of Downtown would require 
the construction of at least one additional school, and 
that additional capacity could potentially be 
accommodated in existing facilities. The specific 
future location of new facilities is unknown at the 
present time. Pursuant to Section 15145 of CEQA, 
analysis of the physical changes in Downtown, which 
may occur from future construction of these public 
facilities, would be speculative and no further analysis 
of their impacts is required. Construction of any 
additional schools would be subject to CEQA. 
Environmental documentation prepared pursuant to 
CEQA would identify potentially significant impacts 
and appropriate mitigation measures. Therefore, 
implementation of the Project would not result in direct 
or cumulative impacts associated with this issue.  

(b) Substantial adverse physical impacts associated with 
the provision of new libraries?  

The FEIR concludes that, cumulatively, development 
in Downtown would generate the need for a new 
Central Library which was completed in 2013 and 
possibly several smaller libraries in Downtown. In and 
of itself, the proposed Project would not generate 
additional demand necessitating the construction of 
new library facilities. However, according to the 
analysis in the Downtown FEIR, future development 
projects are considered to contribute to the cumulative 
need for new library facilities Downtown identified in 
the Downtown FEIR. Nevertheless, the specific future 
location of these facilities is unknown at present. 
Pursuant to Section 15145 of CEQA, analysis of the 
physical changes in Downtown, which may occur from 
future construction of these public facilities, would be 
speculative and no further analysis of their impacts is 

    X X 
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required. Construction of any additional library facilities 
would be subject to CEQA. Environmental 
documentation prepared pursuant to CEQA would 
identify potentially significant impacts and appropriate 
mitigation measures. Therefore, approval of the Project 
would not result in direct or cumulative impacts 
associated with this issue.  

(c) Substantial adverse physical impacts associated with 
the provision of new fire protection/ emergency 
facilities?  

The Project would not generate a level of demand for 
fire protection/emergency facilities beyond the level 
assumed by the Downtown FEIR. Pursuant to Section 
15145 of the California Environmental Quality Act 
(CEQA), analysis of the physical changes in 
Downtown that may occur from future construction of 
fire station facilities would be speculative and no 
further analysis of the impact is required. 
Environmental documentation prepared pursuant to 
CEQA would identify significant impacts and 
appropriate mitigation measures for any future fire 
station facilities. 

    X X 

(d) Substantial adverse physical impacts associated with 
the provision of new law enforcement facilities?  

The Downtown FEIR analyzes impacts to law 
enforcement service resulting from the cumulative 
development of Downtown and concludes the 
construction of new law enforcement facilities would 
not be required. Since the land use designation of the 
proposed development is consistent with the land use 
designation assumed in the Downtown FEIR analysis, 
the Project would not generate a level of demand for 
law enforcement facilities beyond the level assumed 
by the Downtown FEIR. However, the need for a new 
facility could be identified in the future. Pursuant to 

    X X 
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Section 15145 of the California Environmental 
Quality Act (CEQA), analysis of the physical changes 
in the downtown planning area that may occur from 
the future construction of law enforcement facilities 
would be speculative and no future analysis of their 
impacts would be required. However, construction of 
new law enforcement facilities would be subject to 
CEQA. Environmental documentation prepared 
pursuant to CEQA would identify potentially 
significant impacts and appropriate mitigation 
measures. 

(e) Substantial adverse physical impacts associated with 
the provision of new water transmission or treatment 
facilities?   

The Public Utilities Department provides water service 
to Downtown and delivers more than 200,000 million 
acre-feet annually to over 1.3 million residents. 
During an average year the Department's water supply 
is made up of 10 to 20 percent of local rainfall, with 
the remaining amount imported from regional water 
suppliers including the San Diego County Water 
Authority (SDCWA) and the Metropolitan Water 
District (MWD). Potable water pipelines are located 
underneath the majority of Downtown's streets 
mimicking the above-ground street grid pattern.  

According to the Downtown FEIR, in the short term, 
planned water supplies and transmission or treatment 
facilities are adequate for development of Downtown. 
Water transmission infrastructure necessary to 
transport water supply to Downtown is already in 
place. Build out of the 2006 DCP, was considered in 
the updated 2015 SDCWA Urban Water Management 
Plan (UWMP). The Metropolitan Water District 
(MWD) and the SDCWA have developed water 
supply plans to improve reliability and reduce 
dependence on existing imported supplies. MWD’s 
Regional Urban Water Management Plan (RUWMP) 
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and Integrated Water Management Plan (IWMP), and 
the SDCWA 2015 UWMP and annual water supply 
report include water infrastructure projects that meet 
long-term supply needs through securing water from 
the State Water Project, Colorado River, local water 
supply development, and recycled water. The 
SDCWA 2015 UWMP demonstrates that there will be 
sufficient water supplies available to meet demands 
for existing and planned future developments that are 
projected to occur by 2040. 

California Water Code Section 10910 requires projects 
analyzed under CEQA to assess water demand and 
compare that finding to the jurisdiction's projected 
water supply.  

Senate Bill 610 (SB 610) requires the preparation of a 
Water Supply Assessment (WSA) when a 
development project exceeds a threshold of 500 
equivalent dwelling units. The Project does not exceed 
this threshold. Thus, the proposed project does not 
trigger the requirements of SB 610 and is consistent 
with the DCP, direct and cumulative impacts related to 
water supply would be considered not significant.  

 

(f) Substantial adverse physical impacts associated with 
the provision of new storm water facilities?  

The Downtown FEIR concludes that the cumulative 
development of the downtown would not impact the 
existing downtown storm drain system. Since 
implementation of the Project would not result in a 
significant increase of impervious surfaces, the 
amount of runoff volume entering the storm drain 
system would not create demand for new storm water 
facilities. Direct and cumulative impacts associated 
with this issue are considered not significant. Direct 
and cumulative impacts associated with this issue are 
considered not significant. 
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(g) Substantial adverse physical impacts associated with 
the provision of new wastewater transmission or 
treatment facilities?  

The Downtown FEIR concludes that new wastewater 
treatment facilities would not be required to address 
the cumulative development of the Downtown. In 
addition, sewer improvements that may be needed to 
serve the Project are categorically exempt from 
environmental review under CEQA as stated in the 
Downtown FEIR. Therefore, impacts associated with 
this issue would not be significant. 

    X X 

(h) Substantial adverse physical impacts associated with 
the provision of new landfill facilities?  

The Downtown FEIR concludes that cumulative 
development within the Downtown would increase the 
amount of solid waste to the Miramar Landfill and 
contribute to the eventual need for an alternative 
landfill. Although the proposed Project would 
generate a higher level of solid waste than the existing 
use of the site, implementation of a mandatory Waste 
Management Plan and compliance with the applicable 
provisions of the SDMC would ensure that both short-
term and long-term project-level impacts are not 
significant. However, the Project would contribute, in 
combination with other development activities in 
Downtown, to the cumulative increase in the 
generation of solid waste sent to Miramar Landfill and 
the eventual need for a new landfill as identified in the 
Downtown FEIR. The location and size of a new 
landfill is unknown at this time. Pursuant to Section 
15145 of CEQA, analysis from the physical changes 
that may occur from future construction of landfills 
would be speculative and no further analysis of their 
impacts is required. However, construction or 
expansion of a landfill would be subject to CEQA. 
Environmental documentation prepared pursuant to 
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CEQA would identify potentially significant impacts 
of the proposed Project and appropriate mitigation 
measures. Therefore, cumulative impacts of the 
proposed Project are also considered not significant. 

15. PARKS AND RECREATIONAL FACILITIES:       

(a) Substantial increase in the use of existing 
neighborhood and regional parks or other 
recreational facilities such that substantial physical 
deterioration of the facility would occur or be 
accelerated?   

The Downtown FEIR discusses impacts to parks and 
other recreational facilities and the maintenance 
thereof and concludes that build out of Downtown 
would not result in significant impacts associated with 
this issue. Since the land use designation of the 
proposed development does not differ from the land 
use designation assumed in the Downtown FEIR 
analysis, the Project would not generate a level of 
demand for parks and recreational facilities beyond 
the level assumed by the Downtown FEIR. Therefore, 
substantial deterioration of existing neighborhood or 
regional parks would not occur or be substantially 
accelerated as a result of the Project. No significant 
impacts with this issue would occur.  

    X X 

16. TRANSPORTATION/TRAFFIC:        

(a) Cause the LOS on a roadway segment or intersection 
to drop below LOS E?   

The FEIR states that projects generating greater than 
2,400 ADT would result in potentially significant 
impacts to the level of service (LOS) of roadway 
segment or intersection and requires implementation of 
mitigation measures at the Project level to mitigate the 
impact. The expected trip generation for this mixed-used 
project is approximately 1,967 average daily trips. This 
is based on approximately 964 average daily trips for the 

 X   X  



9G Tower  35   July 2020 
 
 

 
 
 
 
 
 
 
 
 
Issues and Supporting Information 

Significant 
And Not 
Mitigated 
(SNM) 

Significant 
But 
Mitigated 
(SM) 

Not 
Significant 
(NS) 

D
ir

ec
t (

D
) 

C
um

ul
at

iv
e 

(C
) 

D
ir

ec
t (

D
) 

C
um

ul
at

iv
e 

(C
) 

D
ir

ec
t (

D
) 

C
um

ul
at

iv
e 

(C
) 

241 residential units at a rate of 4 trips/d.u. and 1,003 
average daily trips at a rate of 28 trips/1,000 square feet. 
for the 35,813 square feet of commercial space. The 
rates are taken from the Centre City Cumulative Trip 
Rates of City of San Diego Trip Generation Manual. 
The Project’s direct impacts on downtown roadway 
segments or intersections would not be significant. 

Traffic generated by the Project in combination with 
traffic generated by other downtown development 
would contribute to the significant cumulative impacts 
projected in the DCP FEIR to occur on a number of 
downtown roadway segments and intersections, and 
street within neighborhoods surrounding the DCP area 
at buildout of the downtown.   

The DCP FEIR includes mitigation measures to address 
impacts associated with buildout of the DCP, but the 
DCP FEIR acknowledges that the identified measures 
may or may not be able to fully mitigate these 
cumulative impacts due to constraints imposed by 
bicycle and pedestrian activities and the land uses 
adjacent to affected roadways. Pursuant to Downtown 
FEIR Mitigation Measure TRF-A.1.1-2, the applicant 
will also be required to pay development impact fees to 
fund a fair share fee towards transportation 
improvements for the DCP Area. As required by 
Downtown FEIR Mitigation Measure TRF-A.1.1-3, 
the City adopted the Downtown Community Public 
Facilities Financing Plan 2015 that established a 
transportation fee. The transportation fee is intended to 
fund street, transit, bicycle, pedestrian improvements, 
promenades, and below grade parking structures, as 
further set forth in the Downtown Community PFFP. 

(b) Cause the LOS on a freeway segment to drop below 
LOS E or cause a ramp delay in excess of 15 minutes?  

The Downtown FEIR concludes that development 
within Downtown will result in significant cumulative 
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impacts to freeway segments and ramps serving the 
Downtown area. Since the land use designation of the 
Project is consistent with the land use designation 
assumed in the Downtown FEIR analysis, the Project 
would contribute on a cumulative-level to the 
substandard LOS F identified in the Downtown FEIR 
on all freeway segments in the Downtown area and 
several ramps serving Downtown. Downtown FEIR 
Mitigation Measure TRF-A.1.1-1 would reduce 
these impacts to the extent feasible, but not to below 
the level of significance. This mitigation measure is 
not the responsibility of the Project, and therefore is 
not included in Attachment A. The Downtown FEIR 
concludes that the uncertainty associated with 
implementing freeway improvements and limitations 
in increasing ramp capacity limits the feasibility of 
fully mitigating impacts to these facilities. Thus, the 
Project’s cumulative-level impacts to freeways would 
remain significant and unavoidable, consistent with 
the analysis of the Downtown FEIR. The Project 
would not have a direct impact on freeway segments 
and ramps. 

(c) Substantially discourage the use of alternative modes 
of transportation or cause transit service capacity to 
be exceeded?   

The proposed Project in and of itself does not include 
any features that would discourage the use of alternative 
modes of transportation. The Project’s proximity to 
several other community serving uses, including nearby 
shopping and recreational activities also encourage 
walking. Additionally, visitors of the proposed Project 
would be encouraged to use alternative transportation 
means as there are several bus lines and the MTS 
facility/trolley station within a five-minute walk. 
Therefore, the Project will cause no significant impacts 
related to alternative modes of transportation or cause 
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transit service capacity to be exceeded. 

17. MANDATORY FINDINGS OF SIGNIFICANCE:       

(a) Does the Project have the potential to degrade the 
quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of 
a rare or endangered plant or animal or eliminate 
important examples of the major periods of California 
history or prehistory?  

As indicated in the Downtown FEIR, due to the highly 
urbanized nature of the Downtown area, no sensitive 
plant or animal species, habitats, or wildlife migration 
corridors are located in the Downtown area.  
Additionally, the Project does not have the potential to 
eliminate important examples of major periods of 
California history or pre-history at the Project level.  
No other aspects of the Project would substantially 
degrade the environment. Cumulative impacts are 
described in Section 17.b below. 

    X X 

(b) Does the Project have impacts that are individually 
limited, but cumulatively considerable? 
(“Cumulatively considerable” means that the 
incremental effects of a Project are considerable when 
viewed in connection with the effects of past Projects, 
the effects of other current Projects, and the effects of 
probable future Projects)?  

As acknowledged in the Downtown FEIR, the 
buildout of Downtown would result in cumulative 
impacts associated with: air quality, historical 
resources, paleontological resources, physical changes 
associated with transient activities, noise, parking, 
traffic, and water quality. This Project would 
contribute to those impacts. Implementation of the 

 X     
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mitigation measures identified in the Downtown FEIR 
would reduce some significant impacts; however, the 
impacts would remain significant and immitigable as 
identified in the Downtown FEIR and the Statement of 
Overriding Considerations adopted by the City. This 
Project’s contribution would not be greater than 
anticipated by the Downtown FEIR and therefore no 
further analysis is required. 

(c) Does the Project have environmental effects that 
would cause substantial adverse effects on human 
beings, either directly or indirectly?  

As acknowledged in the FEIR, the build-out of 
Downtown would result in cumulative impacts 
associated with: air quality, historical resources, 
paleontological resources, physical changes associated 
with transient activities, noise, traffic, and water 
quality. This Project would contribute to those 
impacts. However, the impacts associated with this 
Project would be no greater than those assumed in the 
Downtown FEIR and therefore no further 
environmental review is required under CEQA. 

X X     
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ri

ca
l r

es
ou

rc
e,

 a
nd

 
ex

te
nt

 o
f s

ta
bi

liz
at

io
n 

sh
al

l b
e 

no
te

d 
on

 th
e 

pl
an

s.
 

B.
 

Su
bm

itt
al

 o
f T

re
at

m
en

t P
la

n 
fo

r R
et

ai
ne

d 
H

is
to

ri
ca

l R
es

ou
rc

es
 

1.
 

Pr
io

r 
to

 N
TP

 fo
r 

an
y 

co
ns

tr
uc

tio
n 

pe
rm

its
, i

nc
lu

di
ng

 b
ut

 n
ot

 li
m

ite
d 

to
, t

he
 fi

rs
t 

G
ra

di
ng

 P
er

m
it 

an
d 

Bu
ild

in
g 

Pe
rm

its
, 

bu
t 

pr
io

r 
to

 t
he

 f
ir

st
 P

re
co

n 
M

ee
tin

g,
 

w
hi

ch
ev

er
 is

 a
pp

lic
ab

le
, t

he
 A

pp
lic

an
t s

ha
ll 

su
bm

it 
a 

Tr
ea

tm
en

t P
la

n 
to

 C
ity

 S
ta

ff 
fo

r 
re

vi
ew

 a
nd

 a
pp

ro
va

l 
in

 a
cc

or
da

nc
e 

in
 a

cc
or

da
nc

e 
w

ith
 t

he
 S

ec
re

ta
ry

 o
f 

th
e 

In
te

ri
or

’s 
St

an
da

rd
s 

fo
r 

th
e 

Tr
ea

tm
en

t 
of

 H
is

to
ri

c 
Pr

op
er

tie
s 

(1
99

5)
 a

nd
 t

he
 

as
so

ci
at

ed
 G

ui
de

lin
es

. T
he

 T
re

at
m

en
t P

la
n 

sh
al

l i
nc

lu
de

 m
ea

su
re

s 
fo

r p
ro

te
ct

in
g 

an
y 

hi
st

or
ic

al
 r

es
ou

rc
es

, 
as

 d
ef

in
ed

 i
n 

th
e 

LD
C,

 d
ur

in
g 

co
ns

tr
uc

tio
n 

re
la

te
d 

ac
tiv

iti
es

 (e
.g

., 
re

m
ov

al
 o

f n
on

-h
is

to
ri

c f
ea

tu
re

s,
 d

em
ol

iti
on

 o
f a

dj
ac

en
t s

tr
uc

tu
re

s,
 

su
bs

ur
fa

ce
 s

tr
uc

tu
ra

l s
up

po
rt

, e
tc

.).
 T

he
 T

re
at

m
en

t P
la

n 
sh

al
l b

e 
sh

ow
n 

as
 n

ot
es

 
on

 a
ll 

co
ns

tr
uc

tio
n 

do
cu

m
en

ts
 (i

.e
., 

G
ra

di
ng

 a
nd

/o
r B

ui
ld

in
g 

Pl
an

s)
. 

C.
 

Le
tt

er
s 

of
 Q

ua
lif

ic
at

io
n 

ha
ve

 b
ee

n 
su

bm
itt

ed
 to

 C
ity

 S
ta

ff 

1.
 

Th
e 

ap
pl

ic
an

t 
sh

al
l s

ub
m

it 
a 

le
tt

er
 o

f v
er

ifi
ca

tio
n 

to
 C

ity
 S

ta
ff 

id
en

tif
yi

ng
 t

he
 

Pr
in

ci
pa

l I
nv

es
tig

at
or

 (P
I)

 fo
r 

th
e 

pr
oj

ec
t a

nd
 th

e 
na

m
es

 o
f a

ll 
pe

rs
on

s 
in

vo
lv

ed
 

in
 th

is
 M

M
RP

 (i
.e

., 
Ar

ch
ite

ct
ur

al
 H

is
to

ri
an

, H
is

to
ri

c A
rc

hi
te

ct
 a

nd
/o

r H
is

to
ri

an
), 

as
 d

ef
in

ed
 in

 th
e 

Ci
ty

 o
f S

an
 D

ie
go

 H
RG

.  

2.
 

Ci
ty

 S
ta

ff 
w

ill
 p

ro
vi

de
 a

 le
tt

er
 to

 th
e 

ap
pl

ic
an

t c
on

fir
m

in
g 

th
at

 th
e 

qu
al

ifi
ca

tio
ns

 
of

 th
e 

PI
 a

nd
 a

ll 
pe

rs
on

s i
nv

ol
ve

d 
in

 th
e 

hi
st

or
ic

al
 m

on
ito

ri
ng

 o
f t

he
 p

ro
je

ct
 m

ee
t 

th
e 

qu
al

ifi
ca

tio
n 

st
an

da
rd

s 
es

ta
bl

is
he

d 
by

 th
e 

H
RG

. 
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3.
 

Pr
io

r t
o 

th
e 

st
ar

t o
f w

or
k,

 th
e 

ap
pl

ic
an

t m
us

t o
bt

ai
n 

ap
pr

ov
al

 fr
om

 C
ity

 S
ta

ff 
fo

r 
an

y 
pe

rs
on

ne
l c

ha
ng

es
 a

ss
oc

ia
te

d 
w

ith
 th

e 
m

on
ito

ri
ng

 p
ro

gr
am

. 

II
. 

P
ri

or
 to

 S
ta

rt
 o

f C
on

st
ru

ct
io

n 
 

A.
 

D
oc

um
en

ta
tio

n 
Pr

og
ra

m
 (D

P)
 

1.
 

Pr
io

r t
o 

th
e 

fir
st

 P
re

co
n 

M
ee

tin
g 

an
d/

or
 is

su
an

ce
 o

f a
ny

 co
ns

tr
uc

tio
n 

pe
rm

it,
 th

e 
D

P 
sh

al
l b

e 
su

bm
itt

ed
 to

 C
ity

 S
ta

ff 
fo

r r
ev

ie
w

 a
nd

 a
pp

ro
va

l a
nd

 sh
al

l i
nc

lu
de

 th
e 

fo
llo

w
in

g:
  

(a
) 

Ph
ot

o 
D

oc
um

en
ta

tio
n 

(1
) 

D
oc

um
en

ta
tio

n 
sh

al
l i

nc
lu

de
 p

ro
fe

ss
io

na
l q

ua
lit

y 
ph

ot
o 

do
cu

m
en

ta
tio

n 
of

 
th

e 
hi

st
or

ic
al

 r
es

ou
rc

e(
s)

 p
ri

or
 to

 a
ny

 c
on

st
ru

ct
io

n 
th

at
 m

ay
 c

au
se

 d
ir

ec
t 

an
d/

or
 i

nd
ir

ec
t 

im
pa

ct
s 

to
 t

he
 r

es
ou

rc
e(

s)
 w

ith
 3

5m
m

 b
la

ck
 a

nd
 w

hi
te

 
ph

ot
og

ra
ph

s,
 4

x6
 s

ta
nd

ar
d 

fo
rm

at
, t

ak
en

 o
f a

ll 
fo

ur
 e

le
va

tio
ns

 a
nd

 c
lo

se
-

up
s 

of
 s

el
ec

t a
rc

hi
te

ct
ur

al
 e

le
m

en
ts

, s
uc

h 
as

, b
ut

 n
ot

 li
m

ite
d 

to
, r

oo
f/w

al
l 

ju
nc

tio
ns

, 
w

in
do

w
 t

re
at

m
en

ts
, 

an
d 

de
co

ra
tiv

e 
ha

rd
w

ar
e.

 P
ho

to
gr

ap
hs

 
sh

al
l b

e 
of

 a
rc

hi
va

l q
ua

lit
y 

an
d 

ea
si

ly
 re

pr
od

uc
ib

le
. 

(2
) 

Xe
ro

x 
co

pi
es

 o
r 

CD
 o

f 
th

e 
ph

ot
og

ra
ph

s 
sh

al
l 

be
 s

ub
m

itt
ed

 f
or

 a
rc

hi
va

l 
st

or
ag

e 
w

ith
 th

e 
Ci

ty
 o

f S
an

 D
ie

go
 H

RB
 a

nd
 th

e 
Ci

vi
c 

Sa
n 

D
ie

go
 P

ro
je

ct
 

fil
e.

 O
ne

 s
et

 o
f o

ri
gi

na
l p

ho
to

gr
ap

hs
 a

nd
 n

eg
at

iv
es

 s
ha

ll 
be

 s
ub

m
itt

ed
 fo

r 
ar

ch
iv

al
 st

or
ag

e 
w

ith
 th

e 
Ca

lif
or

ni
a 

Ro
om

 o
f t

he
 C

ity
 o

f S
an

 D
ie

go
 P

ub
lic

 
Li

br
ar

y,
 th

e 
Sa

n 
D

ie
go

 H
is

to
ri

ca
l S

oc
ie

ty
 a

nd
/o

r 
ot

he
r 

re
la

tiv
e 

hi
st

or
ic

al
 

so
ci

et
y 

or
 g

ro
up

(s
). 

(b
) 

Re
qu

ir
ed

 d
ra

w
in

gs
 

(1
) 

M
ea

su
re

d 
dr

aw
in

gs
 of

 th
e b

ui
ld

in
g’

s e
xt

er
io

r e
le

va
tio

ns
 d

ep
ic

tin
g 

ex
is

tin
g 

co
nd

iti
on

s 
or

 o
th

er
 r

el
ev

an
t 

fe
at

ur
es

 s
ha

ll 
be

 p
ro

du
ce

d 
fr

om
 r

ec
or

de
d,

 
ac

cu
ra

te
 m

ea
su

re
m

en
ts

. I
f p

or
tio

ns
 o

f t
he

 b
ui

ld
in

g 
ar

e 
no

t a
cc

es
si

bl
e 

fo
r 

m
ea

su
re

m
en

t, 
or

 ca
nn

ot
 b

e 
re

pr
od

uc
ed

 fr
om

 h
is

to
ri

c s
ou

rc
es

, t
he

y 
sh

ou
ld

 
no

t b
e 

dr
aw

n,
 b

ut
 cl

ea
rl

y 
la

be
le

d 
as

 n
ot

 a
cc

es
si

bl
e.

 D
ra

w
in

gs
 p

ro
du

ce
d 

in
 

in
k 

on
 t

ra
ns

lu
ce

nt
 m

at
er

ia
l 

or
 a

rc
hi

va
lly

 s
ta

bl
e 

m
at

er
ia

l 
(b

lu
el

in
e 

dr
aw

in
gs

) a
re

 a
cc

ep
ta

bl
e)

. S
ta

nd
ar

d 
dr

aw
in

g 
si

ze
s 

ar
e 

19
 b

y 
24

 in
ch

es
 o

r 
24

 b
y 

36
 in

ch
es

, s
ta

nd
ar

d 
sc

al
e 

is
 1

/4
 in

ch
 =

 1
 fo

ot
. 

(2
) 

O
ne

 s
et

 o
f 

m
ea

su
re

d 
dr

aw
in

gs
 s

ha
ll 

be
 s

ub
m

itt
ed

 f
or

 a
rc

hi
va

l 
st

or
ag

e 
w

ith
 t

he
 C

ity
 o

f 
Sa

n 
D

ie
go

 H
RB

, t
he

 C
iv

ic
 S

an
 D

ie
go

 P
ro

je
ct

 f
ile

, t
he

 
So

ut
h 

Co
as

ta
l I

nf
or

m
at

io
n 

Ce
nt

er
, t

he
 C

al
ifo

rn
ia

 R
oo

m
 o

f t
he

 C
ity

 o
f S

an
 

D
ie

go
 P

ub
lic

 L
ib

ra
ry

, 
th

e 
Sa

n 
D

ie
go

 H
is

to
ri

ca
l 

So
ci

et
y 

an
d/

or
 o

th
er

 
hi

st
or

ic
al

 s
oc

ie
ty

 o
r g

ro
up

(s
). 
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2.
 

Pr
io

r 
to

 t
he

 f
ir

st
 P

re
co

n 
M

ee
tin

g,
 C

ity
 S

ta
ff 

sh
al

l 
ve

ri
fy

 t
ha

t 
th

e 
D

P 
ha

s 
be

en
 

ap
pr

ov
ed

. 

B.
 P

I S
ha

ll 
At

te
nd

 P
re

co
n 

M
ee

tin
gs

 

1.
 

Pr
io

r 
to

 b
eg

in
ni

ng
 a

ny
 w

or
k 

th
at

 m
ay

 im
pa

ct
 a

ny
 h

is
to

ri
ca

l r
es

ou
rc

e(
s)

 w
hi

ch
 is

/a
re

 
su

bj
ec

t 
to

 t
hi

s 
M

M
R

P,
 t

he
 A

pp
lic

an
t 

sh
al

l 
ar

ra
ng

e 
a 

Pr
ec

on
 M

ee
tin

g 
th

at
 s

ha
ll 

in
cl

ud
e 

th
e 

PI
, 

Co
ns

tr
uc

tio
n 

M
an

ag
er

 (
CM

) 
an

d/
or

 G
ra

di
ng

 C
on

tr
ac

to
r, 

Re
si

de
nt

 
En

gi
ne

er
 (R

E
), 

H
is

to
ri

ca
l M

on
ito

r(
s)

, B
ui

ld
in

g 
In

sp
ec

to
r (

BI
), 

if 
ap

pr
op

ri
at

e,
 a

nd
 C

ity
 

St
af

f. 
Th

e 
qu

al
ifi

ed
 H

is
to

ri
an

 a
nd

/o
r 

Ar
ch

ite
ct

ur
al

 H
is

to
ri

an
 s

ha
ll 

at
te

nd
 a

ny
 

gr
ad

in
g/

ex
ca

va
tio

n 
re

la
te

d 
Pr

ec
on

 M
ee

tin
gs

 t
o 

m
ak

e 
co

m
m

en
ts

 a
nd

/o
r 

su
gg

es
tio

ns
 

co
nc

er
ni

ng
 th

e 
H

is
to

ri
ca

l M
on

ito
ri

ng
 p

ro
gr

am
 w

ith
 th

e 
Co

ns
tr

uc
tio

n 
M

an
ag

er
 a

nd
/o

r 
G

ra
di

ng
 C

on
tr

ac
to

r.
 

(a
) 

If
 th

e 
PI

 is
 u

na
bl

e 
to

 a
tt

en
d 

th
e 

Pr
ec

on
 M

ee
tin

g,
 th

e 
Ap

pl
ic

an
t s

ha
ll 

sc
he

du
le

 a
 

fo
cu

se
d 

Pr
ec

on
 M

ee
tin

g 
w

ith
 C

ity
 S

ta
ff,

 th
e P

I, 
R

E,
 C

M
 or

 B
I, 

if 
ap

pr
op

ri
at

e,
 p

ri
or

 
to

 th
e 

st
ar

t o
f a

ny
 w

or
k 

th
at

 re
qu

ir
es

 m
on

ito
ri

ng
. 

2.
 

H
is

to
ri

ca
l M

on
ito

ri
ng

 P
la

n 

(a
) 

Pr
io

r t
o 

th
e 

st
ar

t o
f a

ny
 w

or
k 

th
at

 is
 su

bj
ec

t t
o 

an
 H

is
to

ri
ca

l M
on

ito
ri

ng
 P

la
n,

 th
e 

PI
 

sh
al

l 
su

bm
it 

an
 

H
is

to
ri

ca
l 

M
on

ito
ri

ng
 

Pl
an

 
w

hi
ch

 
de

sc
ri

be
s 

ho
w

 
th

e 
m

on
ito

ri
ng

 w
ou

ld
 b

e 
ac

co
m

pl
is

he
d 

fo
r 

ap
pr

ov
al

 b
y 

Ci
ty

 S
ta

ff.
 T

he
 H

is
to

ri
ca

l 
M

on
ito

ri
ng

 P
la

n 
sh

al
l i

nc
lu

de
 a

n 
H

is
to

ri
ca

l M
on

ito
ri

ng
 E

xh
ib

it 
(H

M
E)

 b
as

ed
 o

n 
th

e 
ap

pr
op

ri
at

e 
co

ns
tr

uc
tio

n 
do

cu
m

en
ts

 (r
ed

uc
ed

 t
o 

11
x1

7 
in

ch
es

) t
o 

Ci
ty

 S
ta

ff 
id

en
tif

yi
ng

 
th

e 
ar

ea
s 

to
 

be
 

m
on

ito
re

d 
in

cl
ud

in
g 

th
e 

de
lin

ea
tio

n 
of

 
gr

ad
in

g/
ex

ca
va

tio
n 

lim
its

. 

(b
) 

Pr
io

r t
o 

th
e 

st
ar

t o
f a

ny
 w

or
k,

 th
e 

PI
 s

ha
ll 

al
so

 s
ub

m
it 

a 
co

ns
tr

uc
tio

n 
sc

he
du

le
 to

 
Ci

ty
 S

ta
ff 

th
ro

ug
h 

th
e 

RE
 in

di
ca

tin
g 

w
he

n 
an

d 
w

he
re

 m
on

ito
ri

ng
 w

ill
 o

cc
ur

. 

(c
) 

Th
e 

PI
 m

ay
 s

ub
m

it 
a 

de
ta

ile
d 

le
tt

er
 t

o 
Ci

ty
 S

ta
ff 

pr
io

r 
to

 t
he

 s
ta

rt
 o

f 
w

or
k 

or
 

du
ri

ng
 c

on
st

ru
ct

io
n 

re
qu

es
tin

g 
a 

m
od

ifi
ca

tio
n 

to
 t

he
 m

on
ito

ri
ng

 p
ro

gr
am

. T
hi

s 
re

qu
es

t s
ha

ll 
be

 b
as

ed
 on

 re
le

va
nt

 in
fo

rm
at

io
n 

su
ch

 a
s r

ev
ie

w
 of

 fi
na

l c
on

st
ru

ct
io

n 
do

cu
m

en
ts

 w
hi

ch
 in

di
ca

te
 s

ite
 c

on
di

tio
ns

 s
uc

h 
as

 u
nd

er
pi

nn
in

g,
 s

ho
ri

ng
 a

nd
/o

r 
ex

te
ns

iv
e 

ex
ca

va
tio

n 
w

hi
ch

 c
ou

ld
 r

es
ul

t 
in

 im
pa

ct
s 

to
, a

nd
/o

r 
re

du
ce

 im
pa

ct
s 

to
 

th
e 

on
-s

ite
 o

r a
dj

ac
en

t h
is

to
ri

ca
l r

es
ou

rc
e.

 

C.
 

Im
pl

em
en

ta
tio

n 
of

 A
pp

ro
ve

d 
Tr

ea
tm

en
t P

la
n 

fo
r H

is
to

ri
ca

l R
es

ou
rc

es
 

1.
 

Im
pl

em
en

ta
tio

n 
of

 t
he

 a
pp

ro
ve

d 
Tr

ea
tm

en
t 

Pl
an

 f
or

 t
he

 p
ro

te
ct

io
n 

of
 h

is
to

ri
ca

l 
re

so
ur

ce
s 

w
ith

in
 t

he
 p

ro
je

ct
 s

ite
 m

ay
 n

ot
 b

eg
in

 p
ri

or
 t

o 
th

e 
co

m
pl

et
io

n 
of

 t
he

 
D

oc
um

en
ta

tio
n 

Pr
og

ra
m

 a
s 

de
fin

ed
 a

bo
ve

.  
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2.
 

Th
e 

qu
al

ifi
ed

 H
is

to
ri

ca
l M

on
ito

r(
s)

 s
ha

ll 
at

te
nd

 w
ee

kl
y 

jo
bs

ite
 m

ee
tin

gs
 a

nd
 b

e 
on

-
si

te
 d

ai
ly

 d
ur

in
g 

th
e 

st
ab

ili
za

tio
n 

ph
as

e 
fo

r 
an

y 
re

ta
in

ed
 o

r 
ad

ja
ce

nt
 h

is
to

ri
ca

l 
re

so
ur

ce
 to

 p
ho

to
 d

oc
um

en
t t

he
 T

re
at

m
en

t P
la

n 
pr

oc
es

s.
 

3.
 

Th
e 

qu
al

ifi
ed

 H
is

to
ri

ca
l M

on
ito

r(
s)

 s
ha

ll 
do

cu
m

en
t 

ac
tiv

ity
 v

ia
 t

he
 C

on
su

lta
nt

 S
ite

 
Vi

si
t R

ec
or

d 
(C

SV
R)

. T
he

 C
SV

R’
s s

ha
ll 

be
 fa

xe
d 

by
 th

e 
CM

 to
 th

e 
RE

 th
e 

fir
st

 d
ay

 a
nd

 
la

st
 d

ay
 (N

ot
ifi

ca
tio

n 
of

 M
on

ito
ri

ng
 C

om
pl

et
io

n)
 o

f t
he

 T
re

at
m

en
t 

Pl
an

 p
ro

ce
ss

 a
nd

 
in

 th
e 

ca
se

 o
f A

N
Y 

un
an

tic
ip

at
ed

 in
ci

de
nt

s.
 T

he
 R

E 
sh

al
l f

or
w

ar
d 

co
pi

es
 to

 C
ity

 S
ta

ff.
 

4.
 

Pr
io

r 
to

 t
he

 s
ta

rt
 o

f a
ny

 c
on

st
ru

ct
io

n 
re

la
te

d 
ac

tiv
iti

es
, t

he
 a

pp
lic

an
t 

sh
al

l p
ro

vi
de

 
ve

ri
fic

at
io

n 
to

 C
ity

 S
ta

ff 
th

at
 a

ll 
hi

st
or

ic
al

 r
es

ou
rc

es
 o

n-
si

te
 h

av
e 

be
en

 a
de

qu
at

el
y 

st
ab

ili
ze

d 
in

 a
cc

or
da

nc
e 

w
ith

 th
e 

ap
pr

ov
ed

 T
re

at
m

en
t P

la
n.

 T
hi

s 
m

ay
 in

cl
ud

e 
a 

si
te

 
vi

si
t 

w
ith

 C
ity

 S
ta

ff,
 t

he
 C

M
, 

RE
 o

r 
BI

, 
bu

t 
m

ay
 a

ls
o 

be
 a

cc
om

pl
is

he
d 

th
ro

ug
h 

su
bm

itt
al

 o
f t

he
 d

ra
ft

 T
re

at
m

en
t P

la
n 

ph
ot

o 
do

cu
m

en
ta

tio
n 

re
po

rt
. 

5.
 

 C
ity

 S
ta

ff 
w

ill
 p

ro
vi

de
 w

ri
tt

en
 v

er
ifi

ca
tio

n 
to

 th
e 

RE
 o

r B
I a

ft
er

 th
e 

si
te

 v
is

it 
or

 u
po

n 
ap

pr
ov

al
 of

 d
ra

ft
 T

re
at

m
en

t P
la

n 
re

po
rt

 in
di

ca
tin

g 
th

at
 co

ns
tr

uc
tio

n 
re

la
te

d 
ac

tiv
iti

es
 

ca
n 

pr
oc

ee
d.

 

II
I.

 
D

ur
in

g 
C

on
st

ru
ct

io
n 

A.
 Q

ua
lif

ie
d 

H
is

to
ri

ca
l 

M
on

ito
r(

s)
 

Sh
al

l 
be

 
Pr

es
en

t 
D

ur
in

g 
G

ra
di

ng
/E

xc
av

at
io

n/
 

Tr
en

ch
in

g 

1.
 

Th
e 

Q
ua

lif
ie

d 
H

is
to

ri
ca

l 
M

on
ito

r(
s)

 
sh

al
l 

be
 

pr
es

en
t 

fu
ll-

tim
e 

du
ri

ng
 

gr
ad

in
g/

ex
ca

va
tio

n/
tr

en
ch

in
g 

ac
tiv

iti
es

 w
hi

ch
 co

ul
d 

re
su

lt 
in

 im
pa

ct
s t

o 
hi

st
or

ic
al

 
re

so
ur

ce
s 

as
 id

en
tif

ie
d 

on
 th

e 
H

M
E.

 T
he

 C
on

st
ru

ct
io

n 
M

an
ag

er
 is

 r
es

po
ns

ib
le

 fo
r 

no
tif

yi
ng

 th
e 

RE
, P

I, 
an

d 
C

ity
 S

ta
ff 

of
 ch

an
ge

s 
to

 a
ny

 co
ns

tr
uc

tio
n 

ac
tiv

iti
es

. 

2.
 

Th
e 

Q
ua

lif
ie

d 
H

is
to

ri
ca

l M
on

ito
r(

s)
 s

ha
ll 

do
cu

m
en

t 
fie

ld
 a

ct
iv

ity
 v

ia
 t

he
 C

SV
R.

 
Th

e 
CS

VR
’s 

sh
al

l b
e 

fa
xe

d 
by

 t
he

 C
M

 t
o 

th
e 

RE
 t

he
 fi

rs
t 

da
y 

of
 m

on
ito

ri
ng

, t
he

 
la

st
 d

ay
 o

f m
on

ito
ri

ng
, m

on
th

ly
 (N

ot
ifi

ca
tio

n 
of

 M
on

ito
ri

ng
 C

om
pl

et
io

n)
, a

nd
 in

 
th

e 
ca

se
 o

f A
N

Y 
in

ci
de

nt
s 

in
vo

lv
in

g 
th

e 
hi

st
or

ic
al

 re
so

ur
ce

. T
he

 R
E 

sh
al

l f
or

w
ar

d 
co

pi
es

 to
 C

ity
 S

ta
ff.

  

3.
 

Th
e 

PI
 m

ay
 s

ub
m

it 
a 

de
ta

ile
d 

le
tt

er
 to

 C
ity

 S
ta

ff 
du

ri
ng

 c
on

st
ru

ct
io

n 
re

qu
es

tin
g 

a 
m

od
ifi

ca
tio

n 
to

 t
he

 m
on

ito
ri

ng
 p

ro
gr

am
 w

he
n 

a 
fie

ld
 c

on
di

tio
n 

ar
is

es
 w

hi
ch

 
co

ul
d 

ef
fe

ct
 t

he
 h

is
to

ri
ca

l 
re

so
ur

ce
 b

ei
ng

 r
et

ai
ne

d 
on

-s
ite

 o
r 

ad
ja

ce
nt

 t
o 

th
e 

co
ns

tr
uc

tio
n 

si
te

. 

B.
 N

ot
ifi

ca
tio

n 
Pr

oc
es

s 
 

1.
 

In
 th

e 
ev

en
t o

f d
am

ag
e 

to
 a

 h
is

to
ri

ca
l r

es
ou

rc
e 

re
ta

in
ed

 o
n-

si
te

 o
r 

ad
ja

ce
nt

 to
 th

e 
pr

oj
ec

t 
si

te
, 

th
e 

Q
ua

lif
ie

d 
H

is
to

ri
ca

l 
M

on
ito

r(
s)

 s
ha

ll 
di

re
ct

 t
he

 c
on

tr
ac

to
r 

to
 

te
m

po
ra

ri
ly

 d
iv

er
t 

co
ns

tr
uc

tio
n 

ac
tiv

iti
es

 in
 t

he
 a

re
a 

of
 h

is
to

ri
ca

l r
es

ou
rc

e 
an

d 
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im
m

ed
ia

te
ly

 n
ot

ify
 th

e 
RE

 o
r B

I, 
as

 a
pp

ro
pr

ia
te

, a
nd

 th
e 

PI
 (u

nl
es

s M
on

ito
r i

s t
he

 
PI

). 

2.
 

Th
e 

PI
 sh

al
l i

m
m

ed
ia

te
ly

 n
ot

ify
 C

ity
 S

ta
ff 

by
 p

ho
ne

 o
f t

he
 in

ci
de

nt
, a

nd
 sh

al
l a

ls
o 

su
bm

it 
w

ri
tt

en
 d

oc
um

en
ta

tio
n 

to
 C

ity
 S

ta
ff 

w
ith

in
 2

4 
ho

ur
s 

by
 fa

x 
or

 e
m

ai
l w

ith
 

ph
ot

os
 o

f t
he

 re
so

ur
ce

 in
 co

nt
ex

t, 
if 

po
ss

ib
le

. 

C.
 D

et
er

m
in

at
io

n/
Ev

al
ua

tio
n 

of
 Im

pa
ct

s 
to

 a
 H

is
to

ri
ca

l R
es

ou
rc

e 

1.
 

Th
e 

PI
 s

ha
ll 

ev
al

ua
te

 th
e 

in
ci

de
nt

 re
la

tiv
e 

to
 th

e 
hi

st
or

ic
al

 re
so

ur
ce

.  

(a
) 

Th
e 

PI
 s

ha
ll 

im
m

ed
ia

te
ly

 n
ot

ify
 C

ity
 S

ta
ff 

by
 p

ho
ne

 t
o 

di
sc

us
s 

th
e 

in
ci

de
nt

 
an

d 
sh

al
l 

al
so

 s
ub

m
it 

a 
le

tt
er

 t
o 

Ci
ty

 S
ta

ff 
in

di
ca

tin
g 

w
he

th
er

 a
dd

iti
on

al
 

m
iti

ga
tio

n 
is

 re
qu

ir
ed

.  

(b
) 

If
 i

m
pa

ct
s 

to
 t

he
 h

is
to

ri
ca

l 
re

so
ur

ce
 a

re
 s

ig
ni

fic
an

t, 
th

e 
PI

 s
ha

ll 
su

bm
it 

a 
pr

op
os

al
 f

or
 C

ity
 S

ta
ff 

re
vi

ew
 a

nd
 w

ri
tt

en
 a

pp
ro

va
l 

in
 a

cc
or

da
nc

e 
w

ith
 

Ch
ap

te
r 1

4,
 A

rt
ic

le
 3

, D
iv

is
io

n 
2,

 H
is

to
ri

ca
l R

es
ou

rc
es

 R
eg

ul
at

io
ns

 o
f t

he
 L

D
C 

an
d 

th
e 

Se
cr

et
ar

y 
of

 t
he

 I
nt

er
io

r’s
 S

ta
nd

ar
ds

 fo
r 

th
e 

Tr
ea

tm
en

t 
of

 H
is

to
ri

c 
Pr

op
er

tie
s 

(1
99

5)
 a

nd
 t

he
 a

ss
oc

ia
te

d 
G

ui
de

lin
es

. 
D

ir
ec

t 
an

d/
or

 i
nd

ir
ec

t 
im

pa
ct

s t
o 

hi
st

or
ic

al
 re

so
ur

ce
s f

ro
m

 co
ns

tr
uc

tio
n 

ac
tiv

iti
es

 m
us

t b
e 

m
iti

ga
te

d 
be

fo
re

 w
or

k 
w

ill
 b

e 
al

lo
w

ed
 to

 re
su

m
e.

 

(c
) 

If
 im

pa
ct

s t
o t

he
 h

is
to

ri
ca

l r
es

ou
rc

e a
re

 n
ot

 co
ns

id
er

ed
 si

gn
ifi

ca
nt

, t
he

 P
I s

ha
ll 

su
bm

it 
a 

le
tt

er
 to

 C
ity

 S
ta

ff 
in

di
ca

tin
g 

th
at

 th
e 

in
ci

de
nt

 w
ill

 b
e 

do
cu

m
en

te
d 

in
 t

he
 F

in
al

 M
on

ito
ri

ng
 R

ep
or

t. 
Th

e 
le

tt
er

 s
ha

ll 
al

so
 i

nd
ic

at
e 

th
at

 t
ha

t 
no

 
fu

rt
he

r w
or

k 
is

 re
qu

ir
ed

.  

IV
. 

N
ig

ht
 W

or
k 

A.
 I

f n
ig

ht
 a

nd
/o

r w
ee

ke
nd

 w
or

k 
is

 in
cl

ud
ed

 in
 th

e 
co

nt
ra

ct
 

1.
 

W
he

n 
ni

gh
t a

nd
/o

r 
w

ee
ke

nd
 w

or
k 

is
 in

cl
ud

ed
 in

 th
e 

co
nt

ra
ct

 p
ac

ka
ge

, t
he

 e
xt

en
t 

an
d 

tim
in

g 
sh

al
l b

e 
pr

es
en

te
d 

an
d 

di
sc

us
se

d 
at

 th
e 

Pr
ec

on
 M

ee
tin

g.
  

2.
 

Th
e 

fo
llo

w
in

g 
pr

oc
ed

ur
es

 s
ha

ll 
be

 fo
llo

w
ed

. 

(a
) 

N
o 

Im
pa

ct
s/

In
ci

de
nt

s 
 

In
 t

he
 e

ve
nt

 t
ha

t 
no

 h
is

to
ri

ca
l r

es
ou

rc
es

 w
er

e 
im

pa
ct

ed
 d

ur
in

g 
ni

gh
t 

an
d/

or
 

w
ee

ke
nd

 w
or

k,
 th

e 
PI

 s
ha

ll 
re

co
rd

 th
e 

in
fo

rm
at

io
n 

on
 th

e 
CS

VR
 a

nd
 s

ub
m

it 
to

 C
ity

 S
ta

ff 
vi

a 
fa

x 
by

 8
 a

.m
. o

f t
he

 n
ex

t b
us

in
es

s 
da

y.
 

(b
) 

Po
te

nt
ia

lly
 S

ig
ni

fic
an

t I
m

pa
ct

s 
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If
 t

he
 P

I 
de

te
rm

in
es

 t
ha

t 
a 

po
te

nt
ia

lly
 s

ig
ni

fic
an

t 
im

pa
ct

 h
as

 o
cc

ur
re

d 
to

 a
 

hi
st

or
ic

al
 r

es
ou

rc
e,

 t
he

 p
ro

ce
du

re
s 

de
ta

ile
d 

un
de

r 
Se

ct
io

n 
II

I 
- 

D
ur

in
g 

Co
ns

tr
uc

tio
n 

sh
al

l b
e 

fo
llo

w
ed

.  

(c
) 

Th
e 

PI
 s

ha
ll 

im
m

ed
ia

te
ly

 co
nt

ac
t C

ity
 S

ta
ff,

 o
r b

y 
8 

a.
m

. o
f t

he
 n

ex
t b

us
in

es
s 

da
y 

to
 r

ep
or

t 
an

d 
di

sc
us

s 
th

e 
fin

di
ng

s 
as

 in
di

ca
te

d 
in

 S
ec

tio
n 

II
I-

B,
 u

nl
es

s 
ot

he
r s

pe
ci

fic
 a

rr
an

ge
m

en
ts

 h
av

e 
be

en
 m

ad
e.

   

B.
 

If
 n

ig
ht

 a
nd

/o
r w

ee
ke

nd
 w

or
k 

be
co

m
es

 n
ec

es
sa

ry
 d

ur
in

g 
th

e 
co

ur
se

 o
f c

on
st

ru
ct

io
n:

 

1.
 

Th
e 

Co
ns

tr
uc

tio
n 

M
an

ag
er

 s
ha

ll 
no

tif
y 

th
e 

RE
, o

r B
I, 

as
 a

pp
ro

pr
ia

te
, a

 m
in

im
um

 
of

 2
4 

ho
ur

s 
be

fo
re

 th
e 

w
or

k 
is

 to
 b

eg
in

. 

2.
 

Th
e 

RE
, o

r B
I, 

as
 a

pp
ro

pr
ia

te
, s

ha
ll 

no
tif

y 
Ci

ty
 S

ta
ff 

im
m

ed
ia

te
ly

.  

C.
 

Al
l o

th
er

 p
ro

ce
du

re
s 

de
sc

ri
be

d 
ab

ov
e 

sh
al

l a
pp

ly
, a

s 
ap

pr
op

ri
at

e.
 

V
. 

P
os

t C
on

st
ru

ct
io

n 

A.
 

Su
bm

itt
al

 o
f D

ra
ft

 M
on

ito
ri

ng
 R

ep
or

t 

1.
 

Th
e 

PI
 s

ha
ll 

su
bm

it 
tw

o 
co

pi
es

 o
f t

he
 D

ra
ft

 M
on

ito
ri

ng
 R

ep
or

t (
ev

en
 if

 n
eg

at
iv

e)
, 

pr
ep

ar
ed

 i
n 

ac
co

rd
an

ce
 w

ith
 t

he
 H

is
to

ri
ca

l 
Re

so
ur

ce
s 

G
ui

de
lin

es
 (

H
RG

) 
an

d 
Ap

pe
nd

ic
es

 w
hi

ch
 d

es
cr

ib
es

 th
e 

re
su

lts
, a

na
ly

si
s,

 a
nd

 co
nc

lu
si

on
s 

of
 a

ll 
ph

as
es

 o
f 

th
e H

is
to

ri
ca

l M
on

ito
ri

ng
 P

la
n 

(w
ith

 a
pp

ro
pr

ia
te

 g
ra

ph
ic

s)
 to

 C
ity

 S
ta

ff 
fo

r r
ev

ie
w

 
an

d 
ap

pr
ov

al
 w

ith
in

 9
0 

da
ys

 fo
llo

w
in

g 
th

e 
co

m
pl

et
io

n 
of

 m
on

ito
ri

ng
. 

(a
) 

Th
e 

pr
ec

on
st

ru
ct

io
n 

Tr
ea

tm
en

t 
Pl

an
 a

nd
 D

oc
um

en
ta

tio
n 

Pl
an

 (
ph

ot
os

 a
nd

 
m

ea
su

re
d 

dr
aw

in
gs

) a
nd

 H
is

to
ri

ca
l C

om
m

em
or

at
iv

e 
Pr

og
ra

m
, i

f a
pp

lic
ab

le
, 

sh
al

l b
e 

in
cl

ud
ed

 a
nd

/o
r i

nc
or

po
ra

te
d 

in
to

 th
e 

D
ra

ft
 M

on
ito

ri
ng

 R
ep

or
t. 

(b
) 

Th
e 

PI
 s

ha
ll 

be
 r

es
po

ns
ib

le
 f

or
 u

pd
at

in
g 

(o
n 

th
e 

ap
pr

op
ri

at
e 

St
at

e 
of

 
Ca

lif
or

ni
a 

D
ep

ar
tm

en
t 

of
 P

ar
k 

an
d 

R
ec

re
at

io
n 

fo
rm

s-
D

PR
 5

23
 A

/B
) 

an
y 

ex
is

tin
g 

si
te

 fo
rm

s 
to

 d
oc

um
en

t t
he

 p
ar

tia
l a

nd
/o

r 
co

m
pl

et
e 

de
m

ol
iti

on
 o

f t
he

 
re

so
ur

ce
. U

pd
at

ed
 fo

rm
s s

ha
ll 

be
 su

bm
itt

ed
 to

 th
e 

So
ut

h 
Co

as
ta

l I
nf

or
m

at
io

n 
Ce

nt
er

 w
ith

 th
e 

Fi
na

l M
on

ito
ri

ng
 R

ep
or

t. 

2.
 

 C
ity

 S
ta

ff 
sh

al
l r

et
ur

n 
th

e 
D

ra
ft

 M
on

ito
ri

ng
 R

ep
or

t t
o 

th
e 

PI
 fo

r 
re

vi
si

on
 o

r, 
fo

r 
pr

ep
ar

at
io

n 
of

 th
e 

Fi
na

l R
ep

or
t. 

3.
 

Th
e 

PI
 s

ha
ll 

su
bm

it 
re

vi
se

d 
D

ra
ft

 M
on

ito
ri

ng
 R

ep
or

t t
o 

Ci
ty

 S
ta

ff 
fo

r a
pp

ro
va

l. 

4.
 

 C
ity

 S
ta

ff 
sh

al
l p

ro
vi

de
 w

ri
tt

en
 v

er
ifi

ca
tio

n 
to

 th
e 

PI
 o

f t
he

 a
pp

ro
ve

d 
re

po
rt

. 

5.
 

 C
ity

 S
ta

ff 
sh

al
l 

no
tif

y 
th

e 
RE

 o
r 

BI
, 

as
 a

pp
ro

pr
ia

te
, 

of
 r

ec
ei

pt
 o

f 
al

l 
D

ra
ft

 
M

on
ito

ri
ng

 R
ep

or
t s

ub
m

itt
al

s 
an

d 
ap

pr
ov

al
s.
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9 
G

 T
ow

er
 P

ro
je

ct
 (P

TS
# 

64
98

56
) 

D
ow

nt
ow

n 
FE

IR
/S

E
IR

 
M

it
ig

at
io

n 
M

on
it

or
in

g 
an

d 
R

ep
or

ti
ng

 P
ro

gr
am

 

Si
gn

ifi
ca

nt
 

Im
pa

ct
(s

) 
M

iti
ga

tio
n 

M
ea

su
re

(s
) 

Im
pl

em
en

ta
tio

n 

Ti
m

e 
Fr

am
e 

Re
sp

on
si

bi
lit

y 
Ve

ri
fic

at
io

n 
Re

sp
on

si
bi

lit
y 

B.
 

Fi
na

l M
on

ito
ri

ng
 R

ep
or

t(
s)

  

1.
 

Th
e 

PI
 s

ha
ll 

su
bm

it 
on

e 
co

py
 o

f t
he

 a
pp

ro
ve

d 
Fi

na
l M

on
ito

ri
ng

 R
ep
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ua
te

 th
e 

si
gn

ifi
ca

nc
e 

of
 th

e 
re

so
ur

ce
.  

If
 H

um
an

 R
em

ai
ns

 a
re

 in
vo

lv
ed

, f
ol

lo
w

 p
ro

to
co

l i
n 

Se
ct

io
n 

IV
 b

el
ow

. 

(a
) 

Th
e 

PI
 s

ha
ll 

im
m

ed
ia

te
ly

 n
ot

ify
 C

ity
 S

ta
ff 

by
 p

ho
ne

 t
o 

di
sc

us
s 

si
gn

ifi
ca

nc
e 

de
te

rm
in

at
io

n 
an

d 
sh

al
l a

ls
o 

su
bm

it 
a 

le
tt

er
 t

o 
Ci

ty
 S

ta
ff 

in
di

ca
tin

g 
w

he
th

er
 

ad
di

tio
na

l m
iti

ga
tio

n 
is

 re
qu

ir
ed

.  

(b
) 

If
 t

he
 r

es
ou

rc
e 

is
 s

ig
ni

fic
an

t, 
th

e 
PI

 s
ha

ll 
su

bm
it 

an
 A

rc
ha

eo
lo

gi
ca

l 
D

at
a 

Re
co

ve
ry

 
Pr

og
ra

m
 

w
hi

ch
 

ha
s 

be
en

 
re

vi
ew

ed
 

by
 

th
e 

N
at

iv
e 

Am
er

ic
an

 
co

ns
ul

ta
nt

/m
on

ito
r 

w
he

n 
ap

pl
ic

ab
le

, 
an

d 
ob

ta
in

 w
ri

tt
en

 a
pp

ro
va

l 
fr

om
 C

ity
 

St
af

f 
an

d 
th

e 
N

at
iv

e 
Am

er
ic

an
 r

ep
re

se
nt

at
iv

e(
s)

, 
if 

ap
pl

ic
ab

le
. 

Im
pa

ct
s 

to
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M

it
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at
io

n 
M

on
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g 
an

d 
R

ep
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ti
ng

 P
ro

gr
am

 

Si
gn

ifi
ca

nt
 

Im
pa

ct
(s

) 
M

iti
ga

tio
n 

M
ea

su
re

(s
) 

Im
pl

em
en

ta
tio

n 

Ti
m

e 
Fr

am
e 

Re
sp

on
si

bi
lit

y 
Ve

ri
fic

at
io

n 
Re

sp
on

si
bi

lit
y 

si
gn

ifi
ca

nt
 r

es
ou

rc
es

 m
us

t 
be

 m
iti

ga
te

d 
be

fo
re

 g
ro

un
d 

di
st

ur
bi

ng
 a

ct
iv

iti
es

 in
 

th
e 

ar
ea

 o
f d

is
co

ve
ry

 w
ill

 b
e 

al
lo

w
ed

 to
 re

su
m

e.
 

(c
) 

If
 t

he
 r

es
ou

rc
e 

is
 n

ot
 s

ig
ni

fic
an

t, 
th

e 
PI

 s
ha

ll 
su

bm
it 

a 
le

tt
er

 t
o 

Ci
ty

 S
ta

ff 
in

di
ca

tin
g 

th
at

 a
rt

ifa
ct

s 
w

ill
 b

e 
co

lle
ct

ed
, c

ur
at

ed
, a

nd
 d

oc
um

en
te

d 
in

 th
e 

Fi
na

l 
M

on
ito

ri
ng

 R
ep

or
t. 

Th
e 

le
tt

er
 s

ha
ll 

al
so

 in
di

ca
te

 t
ha

t 
th

at
 n

o 
fu

rt
he

r 
w

or
k 

is
 

re
qu

ir
ed

.  

IV
. 

D
is

co
ve

ry
 o

f H
um

an
 R

em
ai

ns
  

If
 h

um
an

 r
em

ai
ns

 a
re

 d
is

co
ve

re
d,

 w
or

k 
sh

al
l h

al
t i

n 
th

at
 a

re
a 

an
d 

no
 s

oi
l s

ha
ll 

be
 e

xp
or

te
d 

of
f-s

ite
 u

nt
il 

a 
de

te
rm

in
at

io
n 

ca
n 

be
 m

ad
e 

re
ga

rd
in

g 
th

e 
pr

ov
en

an
ce

 o
f t

he
 h

um
an

 re
m

ai
ns

; 
an

d 
th

e 
fo

llo
w

in
g 

pr
oc

ed
ur

es
 s

et
 fo

rt
h 

in
 C

EQ
A 

Se
ct

io
n 

15
06

4.
5(

e)
, t

he
 C

al
ifo

rn
ia

 P
ub

lic
 

Re
so

ur
ce

s 
Co

de
 (

Se
c. 

50
97

.9
8)

 a
nd

 S
ta

te
 H

ea
lth

 a
nd

 S
af

et
y 

Co
de

 (
Se

c. 
70

50
.5

) 
sh

al
l 

be
 

un
de

rt
ak

en
: 

A.
 

 N
ot

ifi
ca

tio
n 

1.
 

Ar
ch

ae
ol

og
ic

al
 M

on
ito

r s
ha

ll 
no

tif
y 

th
e 

RE
 o

r B
I a

s 
ap

pr
op

ri
at

e,
 C

ity
 S

ta
ff,

 a
nd

 th
e 

PI
, i

f 
th

e 
M

on
ito

r 
is

 n
ot

 q
ua

lif
ie

d 
as

 a
 P

I. 
 C

ity
 S

ta
ff 

w
ill

 n
ot

ify
 t

he
 a

pp
ro

pr
ia

te
 

Se
ni

or
 P

la
nn

er
 in

 th
e 

En
vi

ro
nm

en
ta

l A
na

ly
si

s 
Se

ct
io

n 
of

 th
e 

D
ev

el
op

m
en

t S
er

vi
ce

s 
D

ep
ar

tm
en

t t
o 

as
si

st
 w

ith
 th

e 
di

sc
ov

er
y 

pr
oc

es
s.

 

2.
 

Th
e 

PI
 s

ha
ll 

no
tif

y 
th

e 
M

ed
ic

al
 E

xa
m

in
er

 a
ft

er
 c

on
su

lta
tio

n 
w

ith
 th

e 
RE

, e
ith

er
 in

 
pe

rs
on

 o
r v

ia
 te

le
ph

on
e.

 

 
B.

 
Is

ol
at

e 
di

sc
ov

er
y 

si
te

 

1.
 

W
or

k 
sh

al
l b

e 
di

re
ct

ed
 a

w
ay

 fr
om

 th
e 

lo
ca

tio
n 

of
 th

e 
di

sc
ov

er
y 

an
d 

an
y 

ne
ar

by
 a

re
a 

re
as

on
ab

ly
 s

us
pe

ct
ed

 to
 o

ve
rl

ay
 a

dj
ac

en
t h

um
an

 re
m

ai
ns

 u
nt

il 
a 

de
te

rm
in

at
io

n 
ca

n 
be

 m
ad

e 
by

 t
he

 M
ed

ic
al

 E
xa

m
in

er
 i

n 
co

ns
ul

ta
tio

n 
w

ith
 t

he
 P

I 
co

nc
er

ni
ng

 t
he

 
pr

ov
en

an
ce

 o
f t

he
 re

m
ai

ns
. 

2.
 

Th
e 

M
ed

ic
al

 E
xa

m
in

er
, i

n 
co

ns
ul

ta
tio

n 
w

ith
 t

he
 P

I, 
w

ill
 d

et
er

m
in

e 
th

e 
ne

ed
 fo

r 
a 

fie
ld

 e
xa

m
in

at
io

n 
to

 d
et

er
m

in
e 

th
e 

pr
ov

en
an

ce
. 
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gn
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Im
pa

ct
(s

) 
M

iti
ga

tio
n 

M
ea

su
re

(s
) 

Im
pl

em
en

ta
tio

n 

Ti
m

e 
Fr

am
e 

Re
sp

on
si

bi
lit

y 
Ve

ri
fic

at
io

n 
Re

sp
on

si
bi

lit
y 

3.
 

If
 a

 fi
el

d 
ex

am
in

at
io

n 
is

 n
ot

 w
ar

ra
nt

ed
, t

he
 M

ed
ic

al
 E

xa
m

in
er

 w
ill

 d
et

er
m

in
e 

w
ith

 
in

pu
t 

fr
om

 t
he

 P
I, 

if 
th

e 
re

m
ai

ns
 a

re
 o

r 
ar

e 
m

os
t 

lik
el

y 
to

 b
e 

of
 N

at
iv

e 
Am

er
ic

an
 

or
ig

in
. 

C.
 

If
 H

um
an

 R
em

ai
ns

 a
re

 d
et

er
m

in
ed

 to
 b

e 
N

at
iv

e 
Am

er
ic

an
 

1.
 

Th
e 

M
ed

ic
al

 E
xa

m
in

er
 w

ill
 n

ot
ify

 t
he

 N
AH

C 
w

ith
in

 2
4 

ho
ur

s.
 B

y 
la

w
, O

N
LY

 t
he

 
M

ed
ic

al
 E

xa
m

in
er

 ca
n 

m
ak

e 
th

is
 ca

ll.
 

2.
 

N
AH

C 
w

ill
 im

m
ed

ia
te

ly
 id

en
tif

y 
th

e 
pe

rs
on

 o
r 

pe
rs

on
s 

de
te

rm
in

ed
 t

o 
be

 t
he

 M
os

t 
Li

ke
ly

 D
es

ce
nd

en
t (

M
LD

) a
nd

 p
ro

vi
de

 co
nt

ac
t i

nf
or

m
at

io
n.

 

3.
 

Th
e 

M
LD

 w
ill

 c
on

ta
ct

 th
e 

PI
 w

ith
in

 2
4 

ho
ur

s 
or

 s
oo

ne
r 

af
te

r 
th

e 
M

ed
ic

al
 E

xa
m

in
er

 
ha

s 
co

m
pl

et
ed

 c
oo

rd
in

at
io

n,
 t

o 
be

gi
n 

th
e 

co
ns

ul
ta

tio
n 

pr
oc

es
s 

in
 a

cc
or

da
nc

e 
w

ith
 

CE
Q

A 
Se

ct
io

n 
15

06
4.

5(
e)

 a
nd

 t
he

 C
al

ifo
rn

ia
 P

ub
lic

 R
es

ou
rc

es
 a

nd
 H

ea
lth

 &
 S

af
et

y 
Co

de
s.

  

4.
 

Th
e 

M
LD

 w
ill

 h
av

e 
48

 h
ou

rs
 t

o 
m

ak
e 

re
co

m
m

en
da

tio
ns

 t
o 

th
e 

pr
op

er
ty

 o
w

ne
r 

or
 

re
pr

es
en

ta
tiv

e,
 f

or
 t

he
 t

re
at

m
en

t 
or

 d
is

po
si

tio
n 

w
ith

 p
ro

pe
r 

di
gn

ity
, o

f 
th

e 
hu

m
an

 
re

m
ai

ns
 a

nd
 a

ss
oc

ia
te

d 
gr

av
e 

go
od

s.
 

5.
 

D
is

po
si

tio
n 

of
 N

at
iv

e 
Am

er
ic

an
 H

um
an

 R
em

ai
ns

 w
ill

 b
e 

de
te

rm
in

ed
 b

et
w

ee
n 

th
e 

M
LD

 a
nd

 th
e 

PI
, a

nd
 if

: 

(a
) 

Th
e 

N
AH

C 
is

 u
na

bl
e 

to
 i

de
nt

ify
 t

he
 M

LD
, 

O
R 

th
e 

M
LD

 f
ai

le
d 

to
 m

ak
e 

a 
re

co
m

m
en

da
tio

n 
w

ith
in

 4
8 

ho
ur

s 
af

te
r b

ei
ng

 n
ot

ifi
ed

 b
y 

th
e 

Co
m

m
is

si
on

; O
R;

 

(b
) 

Th
e 

la
nd

ow
ne

r 
or

 a
ut

ho
ri

ze
d 

re
pr

es
en

ta
tiv

e 
re

je
ct

s 
th

e 
re

co
m

m
en

da
tio

n 
of

 t
he

 
M

LD
 a

nd
 m

ed
ia

tio
n 

in
 a

cc
or

da
nc

e 
w

ith
 P

RC
 5

09
7.

94
 (k

) b
y 

th
e 

N
AH

C 
fa

ils
 t

o 
pr

ov
id

e 
m

ea
su

re
s 

ac
ce

pt
ab

le
 to

 th
e 

la
nd

ow
ne

r, 
TH

EN
, 

(c
) 

In
 o

rd
er

 t
o 

pr
ot

ec
t 

th
es

e 
si

te
s,

 t
he

 L
an

do
w

ne
r 

sh
al

l 
do

 o
ne

 o
r 

m
or

e 
of

 t
he

 
fo

llo
w

in
g:

 

 
(1

) 
Re

co
rd

 th
e 

si
te

 w
ith

 th
e 

N
AH

C;
 

(2
) 

Re
co

rd
 a

n 
op

en
 s

pa
ce

 o
r c

on
se

rv
at

io
n 

ea
se

m
en

t o
n 

th
e 

si
te

; 

(3
) R

ec
or

d 
a 

do
cu

m
en

t w
ith

 th
e 

Co
un

ty
. 
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M
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Im
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Fr
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e 

Re
sp

on
si
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y 
Ve

ri
fic

at
io

n 
Re
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si
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6.
 U

po
n 

th
e 

di
sc

ov
er

y 
of

 m
ul

tip
le

 N
at

iv
e 

Am
er

ic
an

 h
um

an
 r

em
ai

ns
 d

ur
in

g 
a 

gr
ou

nd
 

di
st

ur
bi

ng
 l

an
d 

de
ve

lo
pm

en
t 

ac
tiv

ity
, 

th
e 

la
nd

ow
ne

r 
m

ay
 a

gr
ee

 t
ha

t 
ad

di
tio

na
l 

co
nf

er
ra

l w
ith

 d
es

ce
nd

an
ts

 is
 n

ec
es

sa
ry

 to
 co

ns
id

er
 cu

ltu
ra

lly
 a

pp
ro

pr
ia

te
 tr

ea
tm

en
t 

of
 m

ul
tip

le
 N

at
iv

e 
Am

er
ic

an
 h

um
an

 r
em

ai
ns

. C
ul

tu
ra

lly
 a

pp
ro

pr
ia

te
 t

re
at

m
en

t 
of

 
su

ch
 a

 d
is

co
ve

ry
 m

ay
 b

e 
as

ce
rt

ai
ne

d 
fr

om
 r

ev
ie

w
 o

f 
th

e 
si

te
 u

til
iz

in
g 

cu
ltu

ra
l a

nd
 

ar
ch

ae
ol

og
ic

al
 s

ta
nd

ar
ds

. W
he

re
 t

he
 p

ar
tie

s 
ar

e 
un

ab
le

 t
o 

ag
re

e 
on

 t
he

 a
pp

ro
pr

ia
te

 
tr

ea
tm

en
t 

m
ea

su
re

s 
th

e 
hu

m
an

 r
em

ai
ns

 a
nd

 b
ur

ie
d 

w
ith

 N
at

iv
e 

Am
er

ic
an

 h
um

an
 

re
m

ai
ns

 s
ha

ll 
be

 re
in

te
rr

ed
 w

ith
 a

pp
ro

pr
ia

te
 d

ig
ni

ty
, p

ur
su

an
t t

o 
Se

ct
io

n 
5.

c.,
 a

bo
ve

.  

 
D

. 
If

 H
um

an
 R

em
ai

ns
 a

re
 n

ot
 N

at
iv

e 
Am

er
ic

an
 

1.
 T

he
 P

I s
ha

ll 
co

nt
ac

t t
he

 M
ed

ic
al

 E
xa

m
in

er
 a

nd
 n

ot
ify

 th
em

 o
f t

he
 h

is
to

ri
c e

ra
 co

nt
ex

t 
of

 th
e 

bu
ri

al
. 

2.
 T

he
 M

ed
ic

al
 E

xa
m

in
er

 w
ill

 d
et

er
m

in
e 

th
e 

ap
pr

op
ri

at
e 

co
ur

se
 o

f a
ct

io
n 

w
ith

 t
he

 P
I 

an
d 

Ci
ty

 s
ta

ff 
(P

RC
 5

09
7.

98
). 

3.
 I

f t
he

 re
m

ai
ns

 a
re

 of
 h

is
to

ri
c o

ri
gi

n,
 th

ey
 sh

al
l b

e a
pp

ro
pr

ia
te

ly
 re

m
ov

ed
 a

nd
 co

nv
ey

ed
 

to
 t

he
 S

an
 D

ie
go

 M
us

eu
m

 o
f 

M
an

 f
or

 a
na

ly
si

s.
 T

he
 d

ec
is

io
n 

fo
r 

in
te

rn
m

en
t 

of
 t

he
 

hu
m

an
 

re
m

ai
ns

 
sh

al
l 

be
 

m
ad

e 
in

 
co

ns
ul

ta
tio

n 
w

ith
 

Ci
ty

 
St

af
f, 

th
e 

ap
pl

ic
an

t/l
an

do
w

ne
r a

nd
 th

e 
Sa

n 
D

ie
go

 M
us

eu
m

 o
f M

an
. 

V
. 

N
ig

ht
 a

nd
/o

r 
W

ee
ke

nd
 W

or
k 

 
A.

 
If

 n
ig

ht
 a

nd
/o

r w
or

k 
is

 in
cl

ud
ed

 in
 th

e 
co

nt
ra

ct
 

1.
 W

he
n 

ni
gh

t a
nd

/o
r w

ee
ke

nd
 w

or
k 

is
 in

cl
ud

ed
 in

 th
e 

co
nt

ra
ct

 p
ac

ka
ge

, t
he

 e
xt

en
t a

nd
 

tim
in

g 
sh

al
l b

e 
pr

es
en

te
d 

an
d 

di
sc

us
se

d 
at

 th
e 

Pr
ec

on
 M

ee
tin

g.
  

2.
 T

he
 fo

llo
w

in
g 

pr
oc

ed
ur

es
 s

ha
ll 

be
 fo

llo
w

ed
. 

(a
) 

N
o 

D
is

co
ve

ri
es

 

 
In

 th
e 

ev
en

t t
ha

t n
o 

di
sc

ov
er

ie
s 

w
er

e 
en

co
un

te
re

d 
du

ri
ng

 n
ig

ht
 a

nd
/o

r w
ee

ke
nd

 
w

or
k,

 th
e 

PI
 s

ha
ll 

re
co

rd
 th

e 
in

fo
rm

at
io

n 
on

 th
e 

CS
VR

 a
nd

 s
ub

m
it 

to
 C

ity
 S

ta
ff 

vi
a 

fa
x 

by
 8

 a
m

 o
f t

he
 n

ex
t b

us
in

es
s 

da
y.

 

(b
) 

D
is

co
ve

ri
es
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PLANNING COMMISSION 

RESOLUTION NO. R-_________________ 
 

TENTATIVE MAP NO. 2365584 
9G - PROJECT NO. 649856 

 
WHEREAS, Cisterra Partners, LLC, Subdivider, and Fuscoe Engineering, Engineer, submitted 

an application to the City of San Diego for Tentative Map No. 2365584 for 9G, a 22-story, 253-foot 

mixed-use development (“Project”) located at 659 Ninth Avenue on the south side of G Street 

between Ninth and Tenth avenues.  The property is legally described as Lots A, B, C, K, and L in Block 

83 OF Horton’s Addition in the City of San Diego, County of San Diego, State of California, according 

to map thereof on file in the Office of the County Recorder of San Diego County; and 

WHEREAS, the Map proposes the Subdivision of a 25,061 square foot (SF) site into seven 

commercial condominiums; and 

WHEAREAS, development within the Downtown Community Planning (DCP) area is covered 

under the following documents, all referred to as the “Downtown FEIR”: Final Environmental Impact 

Report (FEIR) for the San Diego Downtown Community Plan, Centre City Planned District Ordinance, 

and 10th Amendment to the Centre City Redevelopment Plan, certified by the former Redevelopment 

Agency (“Former Agency”) and the City Council on March 14, 2006 (Resolutions R-04001 and R-

301265, respectively); subsequent addenda to the FEIR certified by the Former Agency on August 3, 

2007 (Former Agency Resolution R-04193), April 21, 2010 (Former Agency Resolution R-04510), and 

August 3, 2010 (Former Agency Resolution R-04544), and certified by the City Council on February 

12, 2014 (City Council Resolution R-308724) and July 14, 2014 (City Council Resolution R-309115); 

and, the Final Supplemental Environmental Impact Report for the Downtown San Diego Mobility 

Plan certified by the City Council on June 21, 2016 (Resolution R-310561). Development within the 

Downtown Community Planning area is also covered under the following documents, all referred to 
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as the “CAP FEIR”: FEIR for the City of San Diego Climate Action Plan (CAP), adopted by the City 

Council on December 15, 2015 (City Council Resolution R-310176), and the Addendum to the CAP, 

certified by the City Council on July 12, 2016 (City Council Resolution R-310595).  The Downtown FEIR 

and CAP FEIR are both “Program EIRs” prepared in compliance with California Environmental Quality 

Act (CEQA) Guidelines Section 15168.  The information contained in the Downtown FEIR and the CAP 

FEIR reflects the independent judgement of the City of San Diego as the Lead Agency and has been 

reviewed and considered by the decision maker before approving the project. Consistent with best 

practices suggested by CEQA Guidelines Section 15168, a Downtown 15168 Consistency Evaluation 

(“Evaluation”) has been completed for the project.  The Evaluation concluded that the environmental 

impacts of the project were adequately addressed in the Downtown FEIR and CAP FEIR; that the 

project is within the scope of the development program described in the Downtown FEIR and CAP 

FEIR and is adequately described within both documents for the purposes of CEQA; and, that none 

of the conditions listed in CEQA Guidelines Section 15162 exist.  Therefore, no further environmental 

documentation is required under CEQA; and 

WHEREAS, the project complies with the requirements of a geotechnical report pursuant to 

Subdivision Map Act sections 66490 and 66491(b)-(f) and San Diego Municipal Code 

section 144.0220; and 

WHEREAS, the subdivision is a condominium project as defined in California Civil Code 

section 4125 and filed pursuant to the Subdivision Map Act.  The total number of condominium 

units is seven; and 

WHEREAS, on August 20, 2020, the Planning Commission of the City of San Diego considered 

Tentative Map No. 2365584, and pursuant to San Diego Municipal Code section(s) 125.0440 and 

Subdivision Map Act section 66428, received for its consideration written and oral presentations, 
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evidence having been submitted, and testimony having been heard from all interested parties at the 

public hearing, and the Planning Commission having fully considered the matter and being fully 

advised concerning the same; NOW THEREFORE, 

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

following findings with respect to Tentative Map No. 2365584: 

1. The proposed subdivision and its design or improvement are consistent with 
the policies, goals, and objectives of the applicable land use plan. 

The proposed subdivision and Project design is consistent with the objectives of the DCP, Centre City 
Planned District Ordinance (CCPDO), and the Downtown Design Guidelines (DDG). The Project 
advances the goals and policies of the DCP by contributing to the orderly growth of the East Village 
neighborhood with the construction of a mixed-use development with both residential and 
commercial uses, which adds to the balance of uses in Downtown and advances the goal of the 
making the Northwest sub-district of the East Village neighborhood the most  intense residential 
area. Specifically, the Project is adding 241 residential dwelling units (DU) and approximately 35,000 
SF of commercial space, providing a neighborhood amenity for surrounding residents and taking 
advantage of the site’s central location near transit and other Downtown attractions, per the DCP 
(6.5-G-6 and 6.5-G-8). In the CCPDO, residential and commercial/retail uses are permitted land uses 
in the Employment/Residential Mixed-Use (ER) land use district. Per the DDG, the Project utilizes 
architectural articulations, provides street level activation, and uses high-quality materials. The 
building’s massing is modulated through the use of glazing, concrete framing elements, rooftop off-
set planes, and varying materials around the Project, which provide visual interest and architectural 
variation. Therefore, the proposed subdivision and its design/improvement are consistent with the 
policies, goals, and objectives of the applicable land use plan. 

2. The proposed subdivision complies with the applicable zoning and 
development regulations of the Land Development Code, including any allowable deviations 
pursuant to the Land Development Code. 

The subdivision proposes the creation of seven commercial condominium units in a mixed-use 
development containing 241 residential DU and 35,668 SF of commercial space. Residential and 
commercial land uses are permitted in the ER district of the CCPDO. 

 
The Project proposes five deviations from the development regulations of the San Diego Municipal 
Code (SDMC) to 1) reduce the number of required personal storage areas from 100% of DU (241 DU) 
to 38% of DU (91 DU), 2) reduce the minimum width required for the one-way driveway on Ninth 
Avenue width from 14 feet to 12 feet, 3) increase the allowable maximum tower lot coverage from 
50% to 66%, 4) increase the allowable maximum east-west tower floor plate dimension from 130 
feet to 150 feet, and 5) Reduce the minimum required ground level transparency of the Tenth 
avenue building façade from 60% to 40%. The requested deviations serve to maximize the density 
and use of the site, which is constrained by the presence of the existing historical resource being 
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retained and restored on-site and the lot size. The reduction of the personal storage requirement 
and increase in tower lot coverage and tower floor plate allow for more buildable area and therefore 
allow for the highest and best use of the site by providing more housing units than would otherwise 
be feasible on the site and therefore making the Project financially feasible. The maximization of the 
property with the provision of housing opportunities advances the population goals of the DCP. The 
reduction of the driveway width and transparency requirement are a result of the Project’s effort to 
minimize modifications to the historical resource façade, which advances the historic preservation 
goals of the DCP. 

 
Deviations from the SDMC are permitted with approval a NDP pursuant to Section 126.0402(p). 
Residential and commercial land uses are permitted in the ER land use district of the CCPDO, so with 
approval of the NDP and compliance with the conditions of approval of the permit, the proposed 
development is consistent with the SDMC. The Project proposes the creation of seven commercial 
condominium units and complies with all development regulations of the Land Development Code 
with approval of SDP/NDP/CUP No. 649856.  Therefore, the proposed subdivision complies with the 
applicable zoning and development regulations of the Land Development Code including any 
allowable deviations pursuant to the Land Development Code. 

  

3. The site is physically suitable for the type and density of development. 

The Project proposes a mixed-use development with 241 DU and approximately 35,668 SF of 
commercial space on a 25,061 SF site. The site is located within the ER district of the CCPDO which 
allows a wide range of land uses, including residential and commercial. The Project contains 241 
residential DU and 35,668 SF of commercial space, which are permitted in the ER district and is a 
type of development suitable for the site. The Base Maximum Floor Area Ratio (FAR) of the site is 6.0, 
which can be increased up to 20.0 with the utilization of the CCPDO FAR bonus programs. The 
Project’s FAR is proposed to be 11.14, which they are achieving with the 6.0 Base FAR established in 
the CCPDO, and an additional 2.0 for the provision of three-bedroom DUs, 1.0 for LEED Silver 
certification, and 1.14 through the Payment Program. The proposed 11.14 FAR is within the 
allowable range of FAR permitted on the site by the CCPDO and DCP; therefore, the site is physically 
suitable for the type and density of development. 

4. The design of the subdivision or the proposed improvements are not likely to 
cause substantial environmental damage or substantially and avoidably injure fish or wildlife 
or their habitat. 

The Project was determined to be consistent with the previously certified Downtown Final 
Environmental Impact Report (Downtown FEIR). Therefore, per CEQA Guidelines section 15162, no 
subsequent or supplemental EIR is required for this project. The Project site is located within an 
urbanized environment where there are no watercourses or environmentally sensitive lands 
harboring fish or wildlife on or adjacent to the site. Therefore, the design of the subdivision will not 
cause substantial environmental damage or substantially and avoidably injure fish or wildlife or their 
habitat. 
 

5. The design of the subdivision or the type of improvement will not be 
detrimental to the public health, safety, and welfare. 
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The design of the subdivision will not have a detrimental impact upon the public’s health, safety and 
general welfare. The Project is consistent with the plans for the East Village neighborhood as 
envisioned in the DCP by advancing the development of the Northwest sub-district of the East 
Village neighborhood as the most intensive residential area and will contribute to its vitality by 
creating new commercial units that serve as neighborhood amenities. Public improvements include 
new curb, gutter and sidewalks, reconstruction of existing curb ramps to meet City Standards, and 
streetscaping around the site.  The completion of the specified improvement to the satisfaction of 
the City Engineer will be required prior to the approval of the Certificate of Compliance to ensure 
public health, safety and welfare. The Project complies with the DCP and is providing public 
improvements; therefore, the design of the subdivision or the type of improvement will not be 
detrimental to the public health, safety, and welfare. 
 

6. The design of the subdivision or the type of improvements will not conflict with 
easements acquired by the public at large for access through or use of property within the 
proposed subdivision. 

The subdivision proposes the creation of seven commercial condominium units and has frontage on 
G Street, Ninth Avenue, and Tenth Avenue.  The site does not contain any easements acquired by 
the public at large for access through or use of property within the subdivision.  Therefore, the 
design of the subdivision and proposed improvement would not conflict with easements acquired 
by the public at large for access through or use of property within the proposed subdivision.  

 
7. The design of the proposed subdivision provides, to the extent feasible, for 

future passive or natural heating and cooling opportunities. 

The subdivision proposes to create seven commercial condominium units for a proposed 
development within a single lot.  Architectural features and techniques are incorporated into the 
proposed Project which including roofing materials with three-year aged solar reflection and 
thermal emittance values consistent with the voluntary measures under the California Green 
Building Standards Code to natural cool the roof and reduce heat absorption, solar-rated windows 
to reflect heat and open to allow for natural cooling opportunities. Passive cooling opportunities are 
provided with private exterior balconies in 91 DU (38%) and 6,134 SF of common, landscaped, 
outdoor open space. Therefore, the design of the proposed subdivision provides sufficient future 
passive or natural heating and cooling opportunities. 
 

8. The decision maker has considered the effects of the proposed subdivision on 
the housing needs of the region and that those needs are balanced against the needs for 
public services and the available fiscal and environmental resources. 

The subdivision proposes to create seven new commercial condominium units.  The 0.57-acre site is 
located on the south side of G Street between Ninth and Tenth avenues in the East Village 
neighborhood of the DCP area.  Development Impact Fees (DIF), school, water/sewer connection 
and other impact fees will be required at the building permit issuance.  The Project will comply with 
the City’s Inclusionary Housing Ordinance through payment of the in-lieu fee at the time of building 
permit issuance.  The Project is located in an urban, developed neighborhood and served by existing 
public infrastructure, including improved right-of-way and water and sewer lines.  The previously 
certified Downtown FEIR, with which this Project has been deemed consistent, evaluated the 
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environmental impacts of the Downtown area at full build-out of 90,000 residents including public 
service needs. The decision maker has reviewed the administrative record including the Project 
plans, environmental documentation, and public testimony to determine the effects of the proposed 
subdivision on the housing needs of the region.  Those needs were balanced against the needs for 
public services and the available fiscal and environmental resources and it is found that the addition 
of seven commercial condominium units is consistent with the housing needs anticipated for 
Downtown. 
 

BE IT FURTHER RESOLVED, that based on the Findings hereinbefore adopted by the Planning 

Commission, Tentative Map No. 2365584 is hereby granted to the referenced Subdivider/Engineer 

subject to the attached conditions which are made a part of this resolution by this reference. 

 
By __________________________________ 
 James Alexander 
 Program Manager 
 Urban Division 
 
ATTACHMENT: Tentative Map Conditions  
 
Internal Order No. 24008439 
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PLANNING COMMISSION 
CONDITIONS FOR TENTATIVE MAP NO. 22365584 

9G TM - PROJECT NO. 649856 
ADOPTED BY RESOLUTION NO. __________ ON AUGUST 20, 2020 

GENERAL 

1. This Tentative Map will expire on August 20, 2023. 

2. Compliance with all of the following conditions shall be completed and/or assured, to the 
satisfaction of the City Engineer, prior to the recordation of the Final Map/Parcel Map, unless 
otherwise noted. 

3. Prior to the recordation of the Final Map/Parcel Map, taxes must be paid on this property 
pursuant to Subdivision Map Act section 66492.  To satisfy this condition, a tax certificate 
stating that there are no unpaid lien conditions against the subdivision must be recorded in 
the Office of the San Diego County Recorder. 

4. The Tentative Map shall conform to the provisions of SDP/NDP/CUP No. 649856. 

5. The Subdivider shall defend, indemnify, and hold the City (including its agents, officers, and 
employees [together, “Indemnified Parties”]) harmless from any claim, action, or proceeding, 
against the City and/or any Indemnified Parties to attack, set aside, void, or annul City’s 
approval of this project, which action is brought within the time period provided for in 
Government Code section 66499.37. City shall promptly notify Subdivider of any claim, 
action, or proceeding and shall cooperate fully in the defense. If City fails to promptly notify 
Subdivider of any claim, action, or proceeding, or if City fails to cooperate fully in the 
defense, Subdivider shall not thereafter be responsible to defend, indemnify, or hold City 
and/or any Indemnified Parties harmless. City may participate in the defense of any claim, 
action, or proceeding if City both bears its own attorney’s fees and costs, City defends the 
action in good faith, and Subdivider is not required to pay or perform any settlement unless 
such settlement is approved by the Subdivider. 

ENGINEERING 

6. The Subdivider shall assure, by permit and bond, the removal of existing driveways, and replace 
it with curb, gutter and sidewalk per City Standard, adjacent to the site on 9th Avenue, G Street, 
and 10th Avenue, satisfactory to the City Engineer. 

 
7. The Subdivider shall assure, by permit and bond, the reconstruction of the existing curb with 

curb and gutter per current City Standards, adjacent to the site on 9th Avenue, G Street, and 
10th Avenue, satisfactory to the City Engineer. 

 
8. The Subdivider shall assure, by permit and bond, to reconstruct the sidewalk with current City 

Standard sidewalk, maintaining the existing sidewalk scoring pattern and preserving the 
contractor's stamp, adjacent to the site on 9th Avenue, G Street, and 10th Avenue, satisfactory 
to the City Engineer. 
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9. The Subdivider shall assure, by permit and bond, to reconstruct the two existing curb ramps at 
the corner of 9th Avenue/G Street and 10th Avenue/G Street, with current City Standard curb 
ramp Standard Drawing SDG-130 and SDG-132 with Detectable/Tactile Warning Tile, 
satisfactory to the City Engineer. 

 
10. The Subdivider shall obtain an Encroachment Maintenance Removal Agreement, from the City 

Engineer, for the sidewalk underdrain/curb outlet and proposed private improvements of any 
kind, including enhanced pavers, street trees and landscaping to be installed within the in the 
public right-of-way (ROW). 

 
11. The Subdivider shall obtain a Grading Permit for the shoring proposed for this project, 

satisfactory to the City Engineer. 
 
12. The Subdivider shall incorporate any construction Best Management Practices necessary to 

comply with Chapter 14, Article 2, Division 1 (Grading Regulations) of the SDMC, into the 
construction plans or specifications. 

 
13. The Subdivider shall submit a Water Pollution Control Plan (WPCP). The WPCP shall be prepared 

in accordance with the guidelines in Part 2 Construction BMP Standards Chapter 4 of the City's 
Storm Water Standards. 

 
14. The drainage system proposed for this development, as shown on the site plan, is subject to 

approval by the City Engineer. 
 
15. The Subdivider shall l enter into a Maintenance Agreement for the ongoing permanent BMP 

maintenance, satisfactory to the City Engineer. 
 
16. The Subdivider shall submit a Technical Report that will be subject to final review and approval 

by the City Engineer, based on the Storm Water Standards in effect at the time of the 
construction permit issuance. 

 
17. Conformance with the “General Conditions for Tentative Subdivision Maps,” filed in the Office of 

the City Clerk under Document No. 767688 on May 7, 1980, is required.  Only those exceptions 
to the General Conditions which are shown on the Tentative Map and covered in these special 
conditions will be authorized. All public improvements and incidental facilities shall be designed 
in accordance with criteria established in the Street Design Manual, filed with the City Clerk as 
Document No. RR-297376. 

 
MAPPING 

 
18. Prior to the expiration of the tentative map (TM), if approved, a Parcel or Final map to 

consolidate and subdivide the properties into a maximum of seven commercial condominium 
units shall be recorded at the Office of the San Diego County Recorder. 

 
19. Prior to the recordation of the map, taxes must be paid or bonded for the property pursuant to 

Section 66492 of the Subdivision map Act. A current original tax certificate, recorded in the 
Office of the san Diego County Recorder must be provided to satisfy this condition. If a tax 
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bond is required as indicated in the tax certificate, ensure that it is paid or posted at the County 
Clerk of the Board of Supervisors Office and supply proof prior to the recordation of the map. 

 
20. The map shall be based on field survey and all lot corners must be marked with durable survey 

monuments pursuant to SDMC Section 144.0311(d) and Subdivision Map Action Section 66495. 
All survey monuments shall be set prior to the recordation of the map, unless the setting of 
monuments is deemed impractical due to the proposed improvements and/or grading 
associated with the Project, in which case, delayed monumentation may be applied on the map 
in accordance with SDMC Section 144.0130. 

 
21. All subdivision maps in the City are required to be tied to the California Coordinate system of 

1983 (CCS83), Zone 6 pursuant to Section 8801-8819 of the California Public Resources Code. 
 

22. The map shall: 
 

a. Use the California Coordinate system for its “Basis of Bearings” and express all measured 
and calculated bearing values in terms of said system. The angle of grid divergence from a 
true meridian (theta or mapping angle0 and the north point of said map shall appear on 
each sheet thereof. Establishment of said Basis of Bearings may be by use of existing 
Horizontal Control stations or astronomic observations. 
 

b. Show two measured ties from the boundary of the map to existing Horizontal Control 
stations having California Coordinate values of First Order accuracy. These tie lines to the 
existing control shall be shown in relation to the California Coordinate System (i.e. grid 
bearings and grid distances). All other distances shown on the map are to be shown as 
ground distances. A combined factor for the conversion of grid-to-ground shall be shown on 
the map. 

 
23. “Basis of Bearings” means the source of uniform orientation of all measured bearings shown 

on the map.  Unless otherwise approved, this source shall be the California Coordinate 
System, Zone 6, North American Datum of 1983 [NAD 83]. 

24. “California Coordinate System” means the coordinate system as defined in Section 8801 
through 8819 of the California Public Resources Code.  The specified zone for San Diego 
County is “Zone 6,” and the official datum is the “North American Datum of 1983.” 

INFORMATION: 

• The approval of this Tentative Map by the Planning Commission of the City of San 
Diego does not authorize the subdivider to violate any Federal, State, or City laws, 
ordinances, regulations, or policies including but not limited to, the Federal 
Endangered Species Act of 1973 and any amendments thereto (16 USC § 1531 et 
seq.). 

• If the Subdivider makes any request for new water and sewer facilities (including 
services, fire hydrants, and laterals), the Subdivider shall design and construct such 
facilities in accordance with established criteria in the most current editions of the 
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City of San Diego water and sewer design guides and City regulations, standards and 
practices pertaining thereto.  Off-site improvements may be required to provide 
adequate and acceptable levels of service and will be determined at final 
engineering. 

• Subsequent applications related to this Tentative Map will be subject to fees and 
charges based on the rate and calculation method in effect at the time of payment. 

• Any party on whom fees, dedications, reservations, or other exactions have been 
imposed as conditions of approval of the Tentative Map, may protest the imposition 
within ninety days of the approval of this Tentative Map by filing a written protest 
with the San Diego City Clerk pursuant to Government Code sections 66020 and/or 
66021.  

• Where in the course of development of private property, public facilities are 
damaged or removed, the Subdivider shall at no cost to the City, obtain the required 
permits for work in the public right-of-way, and repair or replace the public facility to 
the satisfaction of the City Engineer (San Diego Municipal Code § 142.0607. 

Internal Order No. 24008439 
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FAR Bonus Incentives
FAR Bonus Incentives

PROJECT ADDRESS

OWNER'S NAME AND ADDRESS

659 9TH AVE SAN DIEGO, CA, 92101-6409
APN: 535-136-01-00

4 Lee Tenth, LLC, a California limited liability company.

PROJECT DESCRIPTION

LEGAL DESCRIPTION

APPLICANT/DEVELOPER

Carrier Johnson + Culture
185 W F Street, suite 500
San Diego, Ca. 92101
T: 619.239.2353
E: dlh@carrierjohnson.com
Contact: Duane Hagewood

ARCHITECT / LANDSCAPE 
ARCHITECT

Union Architecture, Inc.
344 22ND STREET
SAN DIEGO, CA 92102
T: 619.269.4941

HISTORIC ARCHITECT

FLOOR AREA RATIO

CONSTRUCTION TYPE
TYPE IA FULLY SPRINKLERED

OCCUPANCY CLASSIFICATION
R-2 RESIDENTIAL
A-3 RESIDENTIAL AMENITIES
B OFFICE
M RETAIL
S-2 PARKING
S-1 STORAGE

APPLICABLE BUILDING CODE
CBC 2019
CITY OF SAN DIEGO MUNICIPAL CODE

PROPOSED BUILDING HEIGHT
22 STORY HIGHRISE
50.75 FEET SITE ELEVATION (SE)
253 FEET ABOVE GROUND LEVEL (AGL)
304 FEET ABOVE MEAN SEA LEVEL (AMSL) 

BASE FAR 6.0

FAR BONUSES:
3 BEDROOM UNITS 2.0
LEED SILVER 1.0
PURCHASED FAR 2.14

ALLOWED FAR 11.14
PROPOSED FAR 11.14

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF SAN DIEGO, IN THE COUNTY OF SAN 
DIEGO, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOW:

LOTS A, B, C, K AND L IN BLOCK 83 OF HORTON'S ADDITION, IN THE CITY OF SAN DIEGO, STATE OF CALIFORNIA, 
ACCORDING TO THE MAP THEREOF ON FILE IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO 
COUNTY.

1. NEW CONSTRUCTION, PARTIAL BLOCK MIXED-USE DEVELOPMENT.  
2. 22 STORY RESIDENTIAL TOWER, WITH GROUND FLOOR AND (1) LEVEL SUBGRADE RETAIL/OFFICE SPACE. 
3. 3 LEVELS OF ABOVE GROUND PARKING 
3. RENOVATION OF EXISTING HISTORIC BUILDING; FARKAS STORE FIXTURE BUILDING, BUILT 1932.  
4. SITE WORK TO STREETSCAPE SURROUND PROPERTY.

REQUESTED DEVIATIONS
Relevant CCPDO (9-2019) sections for which the project is seeking deviations

1. Personal Storage 131.0454
2. Driveway Width  142.0560 (j), & Table 142-05m
3. Max. Lot Coverage Tower 156.0310 (d)(3)(A)
4. Floor Plate Dimensions Tower 156.0310 (d)(3)(B), & Table 156-0310-A
5. Transparency of Facade 156.0311(d)(1)
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Fuscoe Engineering, Inc.
6390 Greenwich Drive, Suite 170
San Diego, Ca. 92122
T: 858.554.1500
E: bsmith@fuscoe.com
Contact: Bryan Smith

CIVIL ENGINEER
REQUIRED DISCRETIONARY 
PERMITS/APPROVALS

1. Site Development Permit
2. Tentative Map
3. Conditional Use Permit for sale of alcohol
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• For the residential component, per SDMC Section 156.0313(a)(1),  241 du / 5 = 
48  required bicycle parking spaces 
(49 provided on Level 2)

• For the short term commercial component, per SDMC Section 156.0313(b)(1), 43 
parking spaces x .05 = 2 required bicycle parking spaces 
(2 provided on Level 2)

• For the long term commercial component, per Section 142.0530(e)(2),  43 
parking spaces x .05 =  2 required bicycle parking spaces 
(2 provided on Level 2)
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1S3' of lot size lm•rlo<I, 3. 75~ sf LEVELS COUNT % of TOTAL 

SITE SUMMARY ~ sf ~or tl1;!'1,11Jloi;:im,:mt SOOsf RESIDENTIAL UNITS 
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Level 18 9 IC I I I I I I I I I I I I I I D D 14 58% 83D sf I 1.620 sf 

Lei/el 19 • ID 0 I r I I r r I I r I I I I 0 0 13 5.4% 788 sl I0,244 sf 
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28 0 I I ' I I I I ' I ' ' I I 0 0 13 54% 1,206 sf 15.678 sf 

2C I 0 0 0 0 0 a 0 0 a 0 0 0 a 0 0 I 0.4% 1,2 79 sf 1.279 sf 

2 BEDROOM totals 2 2 2 2 2 2 2 2 2 2 2 2 2 2 1 1 30 1.2% 1,207 , , 36.208 st 

!'II;• ~tlCleier,••• 

+ 3A 0 I I I J I I I ' I ' ' ' 0 D 0 12 5.0% 1,372 sf 16,464 sf + 
3A. l I 0 0 0 0 0 0 0 D D D a 0 ' 0 0 2 0.8% 1,322 sf 2,644 sf 
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3 BEDROOM to tals 1 2 2 2 2 2 2 2 2 2 2 2 2 2 0 0 27 11% 1,360 ,, 36,723 ti 

iffi■■ :1e11.._,.,. .. 
PHI 0 0 0 0 0 0 0 0 D 0 D 0 0 0 I 0 I 0.4% 1.902 sf 1.902 sf 
PH2 0 0 0 0 0 0 0 0 0 0 0 a 0 0 I a I 0 .4% 1,91 4 sf I. 914 sf 
PH3 0 0 0 0 0 0 0 D D D D 0 D 0 ' 0 I 0.4% 1,815 s-f 1,815 sf 

PH4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 ' 0 I 04% 1,951 ,, I, 951 sf 
PHS 0 0 0 0 0 0 0 D 0 0 0 0 0 0 0 I I 0.4% 1,558 sf 1,558 sf 

3 BEDROOM totals 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4 t 5 2% 1,828 sf 9,140 . , 
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1. PROVIDE BUILDING ADDRESS NUMBERS, VISIBLE AND LEGIBLE 
FROM THE STREET OR ROAD FRONTING THE PROPERTY PER SAN 
DIEGO MUNICIPAL CODE SECTION 95.0209. 

2. POST INDICATOR VALVES, FIRE DEPARTMENT CONNECTIONS, 
AND  ALARM BELL ARE TO BE LOCATED ON THE ADDRESS/ACCESS 
SIDE OF THE STRUCTURE. 

3. CBC SEC. 3002.4A – GENERAL STRETCHER REQUIREMENTS –
ALL BUILDINGS AND STRUCTURES WITH ONE OR MORE 
PASSENGER SERVICE ELEVATORS SHALL BE PROVIDED WITH NOT 
LESS THAN ONE MEDICAL EMERGENCY SERVICE ELEVATOR TO 
ALL LANDINGS MEETING THE PROVISIONS OF SECTION 3002.4A 

4. THE REQUIRED WIDTH OF ACCESS ROADWAYS SHALL NOT BE 
OBSTRUCTED IN ANY MANNER, INCLUDING THE PARKING OF 
VEHICLES. WHERE NO SPACE IS PROVIDED FOR PARKING ALONG 
ACCESS ROADWAYS, THEY SHALL BE KEPT CLEAR BY THE 
POSTING OF SIGNS OR THE PAINTING OF CURBS PER POLICY 
A-14-1

5.  STAIRWAYS EXITING DIRECTLY TO THE EXTERIOR OF A 
BUILDING FOUR OR MORE STORIES IN HEIGHT SHALL BE 
PROVIDED WITH A MEANS FOR EMERGENCY ENTRY FOR FIRE 
DEPARTMENT ACCESS.  DOORS AT THESE LOCATIONS SHALL 
ALSO COMPLY WITH THIS REQUIREMENT.

6. CFC 504.3 – NEW BUILDINGS FOUR OR MORE STORIES ABOVE 
GRADE PLANE, EXCEPT THOSE WITH A ROOF SLOPE GREATER 
THAN FOUR UNITS VERTICAL IN 12 UNITS HORIZONTAL SHALL BE 
PROVIDED WITH A STAIRWAY TO THE ROOF.

7.  EVERY BUILDING FOUR STORIES OR MORE IN HEIGHT SHALL BE 
PROVIDED WITH NOT LESS THAN ONE STANDPIPE FOR USE 
DURINGCONSTRUCTION INSTALLED IN ACCORDANCE WITH CFC 
3313.1 STANDPIPE SHALL BE INSTALLED WHEN PROGRESS OF 
CONSTRUCTIONIS NOT MORE THAN 40 FEET IN HEIGHT ABOVE THE 
LOWEST LEVEL OF FIRE DEPARTMENT ACCESS. CFC 3313.1

8.  VEGETATION SHALL BE SELECTED AND MAINTAINED IN SUCH 
MANNERAS TO ALLOW IMMEDIATE ACCESS TO ALL HYDRANTS, 
VALVES, FIRE DEPARTMENT CONNECTIONS, PULL STATIONS, 
EXTINGUISHERS, SPRINKLER RISERS, ALARM CONTROL PANELS, 
RESCUE WINDOWS, AND OTHER DEVICES OR AREAS USED FOR 
FIREFIGHTING PURPOSES.VEGETATION OF BUILDING FEATURES 
SHALL NOT OBSTRUCT ADDRESS NUMBERS OR INHIBIT THE 
FUNCTIONING OF ALARM BELLS, 
HORNS OR STROBES.

9.  DECORATIVE MATERIALS SHALL BE MAINTAINED IN A FLAME 
RETARDANT CONDITION. CFC SEC. 804 

10. ALL BUILDINGS AND SITES UNDERGOING CONSTRUCTION, 
ALTERATION, OR DEMOLITION SHALL COMPLY WITH THE 
REQUIREMENTS OF CHAPTER 33 OF THE CFC

11. FIRE APPARATUS ACCESS ROADS AND WATER SUPPLIES FOR 
FIRE PROTECTION, SHALL BE INSTALLED AND MADE SERVICEABLE 
PRIOR TO AND DURING TIME OF CONSTRUCTION CFC 501.4

12. FIRE COMMAND CENTER SHALL COMPLY WITH NFPA 72 AND 
SHALL CONTAIN THE FEATURES LISTED IN CFC SECTION 508

13. POST INDICATOR VALVES, FIRE DEPARTMENT CONNECTIONS, 
AND ALARM BELL ARE TO BE LOCATED ON THE ADDRESS/ACCESS 
SIDE OF THE STRUCTURE.  912.2.1

14. SAN DIEGO MUNICIPAL CODE SECTION 55.507 ITEM (C) 
HYDRANT LOCATIONS SHALL BE IDENTIFIED BY THE INSTALLATION 
OF REFLECTIVE BLUE COLORED MARKERS. SUCH MARKERS 
SHALL BE AFFIXED TO THE ROADWAY SURFACE, APPROXIMATELY 
CENTERED BETWEEN CURBS, AND AT A RIGHT ANGLE TO THE 
HYDRANT.

15. EXTERIOR DOORS AND OPENINGS REQUIRED BY THIS CODE 
OR THE CBC SHALL BE MAINTAINED READILY ACCESSIBLE FOR 
EMERGENCY ACCESS BY THE FIRE DEPARTMENT. AN APPROVED 
ACCESS WALKWAY LEADING FROM FIRE APPARATUS ACCESS 
ROADS TO EXTERIOR OPENINGS SHALL BE PROVIDED WHEN 
REQUIRED BY THE FIRE CODE OFFICIAL.

16. EMERGENCY SYSTEMS CONFORMING WITH CFC SECTION 604 
AND THE CALIFORNIA ELECTRICAL CODE SHALL BE PROVIDED.

17. CFC 105.4.4 CONSTRUCTION DOCUMENTS APPROVED BY THE 
FIRE CODE OFFICIAL ARE APPROVED WITH THE INTENT THAT 
SUCH CONSTRUCTION DOCUMENTS COMPLY IN ALL RESPECTS 
WITH THE CFC. REVIEW AND APPROVAL BY THE FIRE CODE 
OFFICIAL SHALL NOT RELIEVE THE APPLICANT OF THE 
RESPONSIBILITY OF COMPLIANCE WITH THIS CODE.

18. ROOMS CONTAINING CONTROLS FOR A/C SYSTEMS, 
SPRINKLER RISERS AND VALVES, OR OTHER FIRE DECTECTION, 
SUPRESSION OR CONTROL ELEMENETS SHALL BE INDETIFIED FOR 
THE USE OF THE FIRE DEPARTMENT. APPROVED SIGNS REQUIRED 
TO INDETIFY FIRE PROTECTION EQUIPMENT AND EQUIPMENT 
LOCATION SHALL BE CONSTRUCTED OF DURABLE MATERIALS, 
PERMANENTLY INSTALLED AND READILY VISIBLE.

19. FD POLICY 10-09 - HIGH RISE BUILDINGS FDC' SHALL HAVE 
FOUR 2 1/2 INCH INLETS.  HIGH RISE BUILDINGS SHALL HAVE TWO 
REMOTELY LOCATED FDC'S FOR EACH ZONE.  HIGH RISE AND 
OTHER BUILDINGS EQUIPPED WITH HOSE VALVES OF THE 
PRESSURE REGULATING TYPE (PRV'S) SHALL PROVIDE A SIGN 
INDICATING THE MINIMUM PRESSURE THE FIRE APPARATUS 
REQUIRED TO PUMP TO PUMP INTO THE FDC.  (EXAMPLE:  FD 
MINIMUM PUMP PRESSURE 225 PSI).  A WEATHER-RESISTANT SIGN 
SECURED WITH A CORROSION RESISTANT CHAIN OR FASTENER 
SHALL INDICATE THE ADDRESS, PORTION OF THE BUILDING 
SERVED. SEE NFPA 14 - 6.4.6 FOR HEIGHT REQUIREMENTS.

20. A "DISCTRETIONARY" PLAN REVIEW IS "CONCEPTUAL" BY 
DEFINITION, AND AS SUCH DOES NOT CONSTITUE AN APPROVAL 
FOR FIRE ACCESS. IT SHALL THEREFORE BE INCUMBENT OF THE 
APPLICANT TO ENSURE THAT A FIRE PLAN REVIEW CYCLE IS 
PROVIDED DURING THE "MINISTERIAL" REVIEW. ALSO, AN "EXHIBIT 
A" PACKAGE WITH OR IWTHOUT A "FIRE ACCESS" PLAN DOES NOT 
CONSITIUTE AN APPROVED FAP FOR ISSUANCE OF 
CONSTURCTION/BUILDING PERMIT.

21. FIRE APPARATUS ACCESS ROADS SHALL BE DESIGNED AND 
MAINTAINED TO SUPPORT THE IMPOSED LOADS OF FIRE 
APPARATUS AND SHALL BE SURFACED SO AS TO PROVIDE ALL 
WEATHER DRIVING CAPABILITIES.
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22. AERIAL FIRE ACCESS ROAD(S) ADJACENT TO BUILDINGS THAT 
ARE GREATER THAN 30 FEET IN HEIGHT FROM GRADE PLANE, 
SHALL HAVE A MINIMUM WIDTH OF 26 FEET. THE PROXIMAL EDGE 
OF AERIAL FIRE ACCESS SHALL BE A MINIMUM OF 15-30 FEET 
FROM THE BUILDING FACADES(S) AND/OR PLUMB LINE OF EAVE(S). 
AERIAL ACCESS SHALL BE PROVIDED ALONG ONE ENTIRE LONG 
SIDES(S) OF THE BUILDING(S).

23. ALL REQUIRED HOSE PULLS ARE SHOWN TO REACH ALL 
PORTIONS OF THE EXTERIOR OF THE BUILDING(S) PER POLICY 
A-14-1. HOSE PULL IS MEASURED FROM THE FIRE APPARATUS 
(ENGINE) WHEN THE FIRE ENGINE IS IN A FIRE ACCESS 
ROAD/LANE. HOSE PULL CAN BE MEASURED FROM MULTIPLE 
LOCATIONS WITHIN THE ACCESS ROAD/LANE. THE HOSE PULLS 
MUST CONNECT OR OVERLAP TO SHOW COMPLETE COVERAGE. 
FOR SPRINKLERED BUILDING(S); THE MAXIMUM HOSE PULL IS 200'. 
FOR NON-SPRINKLERED BUILDING(S); THE MAXIMUM HOSE PULL IS 
150'. CHANGE IN VERTICAL ELEVATION MUST ALSO BE 
ACCOUNTED FOR.

24. ALL EXISTING AND/OR PROPOSED FIRE HYDRANTS WITHIN 600 
FEET OF THE PROJECT SITE AND A 300 FEET RADIUS OVERLAY 
SHALL BE SHOWN TO ENCOMPASS ALL PORTIONS OF ALL 
STRUCTURES AS PART OF SUBMITTED PROJECT.

25. ALL RED CURB/NO PARKING SIGN AREAS HAVE BEEN SHOWN 
WITH A KEY INDICATOR. ALL REQUIRED ACCESS ROADWAYS 
SHALL NOT PROVIDE LESS THAN THE REQUIRED/APPROVED 
WIDTH AND/OR BE OBSTRUCTED IN ANY MANNER, INCLUDING THE 
PARKING OF VEHICLES. WHERE INADEQUATE WIDTH HAS NOT 
PROVIDED FOR PARKING ALONG ACCESS ROADWAYS, THEN SUCH 
ACCESS SHALL BE KEPT CLEAR BY THE POSTING OF SIGNS OR 
THE PAINTING OF CURBS PER POLICY A-14-1.

26. THE LOCATION(S) OF AN APPROVED "KNOX" KEY BOX ARE 
SHOWN ON THE FAP AND FOLLOW THE SAN DIEGO FIRE 
DEPARTMENT FPB POLICY K-15-2. (SANDIEGO.GOV/FIRE. SERVICES 
& PROGRAMS, POLICIES, KNOX BOX REQUIREMENTS).

27. MINIMUM ROOM SIZE FOR FIRE COMMAND CENTER IS 200 
SQUARE FEET IN AREA WITH A MINIMUM DIMENSION OF 10 FEET.

28. AT LEAST ONE FIRE EXTINGUISHER WITH A MINIMUM RATING 
OF 2-A-10-BC SHALL BE PROVIDED WITHIN 75 FEET MAXIMUM 
TRAVEL DISTANCE FOR EACH 6,000 SQUARE FEET OR PORTION 
THEREOF ON EACH FLOOR CFC SEC 906.

29. STRUCTURES UNDER CONSTRUCTION, ALTERATION OR 
DEMOLITION SHALL BE PROVIDED WITH NOT LESS THAN ONE 
APPROVED PORTABLE FIRE EXTINGUISHER IN ACCORDANCE WITH 
SECTION 906 AND SIZED FOR NOT LESS THAN ORDINARY HAZARD 
(2A10BC) AS FOLLOWS:

1. AT EACH STAIRWAY ON ALL FLOOR LEVELS WHERE 
COMBUSTIBLE MATERIALS HAVE ACCUMULATED.
2. IN EVERY STORAGE AND CONSTRUCTION SHED
3. ADDITIONAL PORTABLE FIRE EXTINGUISHERS SHALL BE 
PROVIDED WHERE SPECIAL HAZARDS EXIST. INCLUDING, 
BUT NOT LIMITED TO, THE STORAGE AND USE OF 
FLAMMABLE AND COMBUSTIBLE LIQUIDS. CFC 3315.

30. PROVIDE STAIRWAY IDENTIFICATION SIGNS PER CFC 3315.

31. A CLASS I (OR I AND II OR III) STANDPIPE OUTLET CONNECTION 
IS REQUIRED IN OCC. OF 4 OR MORE STRIES AT EVERY FLOOR 
LEVEL CONNECTION OF EVERY REQUIRED STAIRWAY ABOVE OR 
BELOW GRADE. OUTLETS AT STAIRWAYS SHALL BE LOCATED 
WITHIN THE EXIT ENCLOSURE OR, IN THE CASE OF PRESSURIZED 
ENCLOSURES, WITHIN THE VESTIBULE OR EXTERIOR BALCONY, 
GIVING ACCESS TO THE STAIRWAY. THERE SHALL BE AT LEAST 
ONE OULET ABOVE THE ROOF LINE WHEN THE ROOF HAS A  
SLOPE OF LESS THAN 4/12 UNITS HORIZONTAL. IN BUILDINGS 
WHERE MORE THAN ONE STANDPIPE IS PROVIDED, THE 
STANDPIPES SHALL BE INTERCONNECTED CFC 905.

32. FIRE PROTECTION EQUIPMENT SHALL BE IDENTIFED IN AN 
APPROVED MANNER. ROOMS CONTAINING CONTROLS FOR A/C 
SYSTEMS, SPRINKLER RISERS AND VALVES, OR OTHER FIRE 
DETECTION, SUPPRESSION OR CONTROL ELEMENTS SHALL BE 
IDENTIFIED  FOR THE USE OF THE FIRE DEPARTMENT. APPROVED 
SIGNS REQUIRED TO IDENTIFY FIRE 

33. FUEL TANKS (TO INCLUDE BELLY TANKS OF GENERATOR 
EQUIPMENT) REQUIRE PLAN CHECK AND APPROVAL FROM THE 
TECHNICAL SERVICES SECTION OF THE FIRE DEPARTMENT. TO 
OBTAIN A BUILDING PERMIT / TA NUMBER OR REQUEST A REVIEW 
FOR PERMIT; CALL (619) 533-4477 TO SCHEDULE AN APPOINTMENT. 
BUILDING FINAL WILL NOT BE APPROVED UNTIL THE TANK PERMIT 
HAS BEEN APPROVED.
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SITE ACCESSIBILITY PLAN LEGEND

ACCESIBLE PATH OF TRAVEL PER CBC 11B-403, 405 
PATH OF TRAVEL (POT) AS INDICATED IS A BARRIER 
FREE ACCESS ROUTE WITHOUT ANY ABRUPT 
VERTICAL CHANGES EXCEEDING 1/2" BEVELED AT 
1:2 MAXIMUM SLOPE, EXCEPT THAT VERTICAL 
CHANGES DO NOT EXCEED 1/4" VERTICAL AND IS 
AT LEAST 48" WIDE. SURFACE IS SLIP RESISTANT 
(MEDIUM BROOM FINISH WITH AMPLITUDE OF 1/16" 
TO 1/32", STABLE, FIRM, AND SMOOTH. CROSS 
SLOPE DOES NOT EXCEED 2% AND SLOPE IN THE 
DIRECTION OF TRAVEL IS NO MORE THAN 5% 
UNLESS OTHERWISE INDICATED, POT SHALL BE 
MAINTAINED FREE OF OVERHANGING 
OBSTRUCTIONS TO 80" MINMUM AND PROTRUDING 
OBJECTS GREATER THAN 4" PROJECTION FROM A 
WALL AND ABOVE 27" AND LESS THAN 80", 
CONTRACTOR TO VERIFY THAT THERE ARE NO 
BARRIERS IN THE POT, AND THE POT COMPLIES 
WITH CBC 118-403, 405.
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LONG-TERM MAINTENANCE I CONFORMANCE 

ALL R.IGH T-OF-WAY LANDSCAPE AS SHOW ON 1HESE PLANS SHALL BE 
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Shrubs should have a minimum planting area of 24 square feet,
with a minimum soil depth of 30-inches.
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Shrubs should have a minimum planting area of 24 square feet,
with a minimum soil depth of 30-inches.
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Shrubs should have a minimum planting area of 24 square feet,
with a minimum soil depth of 30-inches.
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INTERIOR CEILl1\JG 
PHOTO, JULY 2019 

TREATMEN i PLAN: THE PAClr IC TELtPHONt A~jO ! tLEGRAPH COIV1PANY GARAGE (HRB #1355) 
660 TENTH AVrNUE AND 559 9TH AVENUE, S,I\N DIEGO, CA 92101 

PERIOD OF SIGNIFICANCE 1932-1956 

NORTH ELEV,L',.TION 14'\ \'VEST ELE'VATION 
PHOTO, JULY 2019 ~_;/ PHOTO, JULY 2019 

13\ E,AST ELEV.ATI01\J 
\w. 1 I PHOTO JULY 2019 \('.__/ ' [0-\ 
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1946 ADDmON 
THE PACIFIC 

TELEPHONE AND 
TELEGRAPH COMPANY 
GARAGE (HRB #1355) 

l LOCATED AT: 559 9TH AVENUE 
' 

I THIS STRUCTURE IS TO BE I 
DEMQI ISHEQ 

DRIVEWAY 

THE PACIFIC TELEPHONE AND 
TELEGRAPH COMPANY GARAGE 

(HRB #1355) 
LOCATED AT: 660 10TH AVENUE 

ADJACENT BU ILDINC 
640 10TH AVENUE 

TO REMAIN 

DASHED LINE INDICAiES 
THE TOTAL REMOVAL OF 
SOUTH ELEVATION WALL 

OPEN COURT SITE PLAN KEYNOTES 
IT] STREET CURB 

II] PUBLIC SIDEWALK 

(II BOARD FOMRED CONCRETE WALL 

SITE PLAN 
1" =10'-o" 

G] CORRUGATED METAL ROOF 

[Ij ROOF ACCESS LADDER 

[ij CURB CUT 

1111 ---111--111111, 
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(2) SOLJTH ELEV,L',,TION 
~_;/ PHOTO, JULY 2019 

DESCRIPTION OF RESOURCE 
THE DESIGNATED RESOURCE (HRB# 1355) WITH A PER!OD OF 
SIGNIFICANCE OF 1932 - 1956 IS LOCATED AT 660 10TH AVE. AND 659 
9TH AVE., SAN DIEGO, CA 921 01 (APN:535-1.36-00-00). THE RESOURCE 
CONS!STS OF A ONE STORY COMMERCIAL BUILDING WITH A. RECTANGULAR 
FOOTPRINT OF APPROX. 1 oo' x 200', CONSTRUCTED IN 1932 IN THE ART 
DECO STYLE AND A. ONE STORY ADDIT!ON, SIMILAR IN STYLE, BUILT IN 
1946 DIRECTLY ADJACENT TO THE SOUTH. THE ADDiTION MEASURES 
APPROX. 36' x 60', 

THE CITY OF SAN DIEGO HISTORICAL RESOURCES BOARD BASED ITS 
DESIGNATION OF THE RESOURCE ON THE FOLLOWING FINDINGS: 
CRITERION A: THE PROPERTY IS HISTORICALLY SIGNIF'IGANT AS A SPECIA.L 
ELEMENT OF THE CITY'S ECONOMIC DEVELOPMENT, REVEALING THE 
INCREASl~JG IMPORTANCE OF THE AUTOMOBILE AS AMERICA'S FAVORED 
METHOD OF PRIVATE TRANSPORTATION FROM 1900-1956, THE BUILDl~JG 
RETAINS INTEGRITY TO ITS 1932-1956 PERIOD OF SIGNIFICANCE, 
SPECiF!CALLY, THE RESOURCE WHICH WAS CONSTRUCTED IN 1932 FOR 
USE AS A GARAGE, CONTINUES TO CONVEY THE SIGNIFICANT CHARACTER 
DEFINING FEATURES OF AUTOMOBILE-RELATED DEVELOPMENT AS 
INDENTIFIED IN THE EAST VILLAGE HISTORICAL CONTEXT STATEMENT, 
INCLUDING A SINGLE STORY, WAREHOUSE-LIKE MJ>.SSING; LIMITED 
ORNAMENTATION, RAISED VERTICAL PROJECTIONS AND NUMEROUS GARAGE 
DOORS. 
CRITERION C: THE PROPERTY IS HISTORICALLY SIGNIFICANT THROUGH THE 
RETENTION OF CHARACTER DEFINING FEATURES OF THE ART DECO STYLE 
AND RETAINS A GOOD LEVEL OF A.RCHITECTURAL INTEGRITY FROM ITS 1932 
PERIOD OF SIGNIFICANCE. SPECIFICALLY, THE RESOURCE EXHIBITS SMOOTH 
WALL SURFACES, A FLAT ROOF, VERTICAL PROJECTIONS ABOVE THE 
ROOFLINE, FLUTED PILASTERS, GEOMETRIC DETAILING AND METAL WINDOWS. 
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TREATMENT PLAN: THE PACIFIC TELEPHONE AND TELEGRAPH COMPANY GARAGE (HRB #1355) 

3. SOlecl demOlilion of structure {HAM. PA, CM). 

Issue: 

a. Demolition of Interior wa lls, windows. doors, channels at overhead 
doors. wooden roof, skylights and soutll elevaUon are oompleled. 
Monitor to roviow oomplotoo wOII< and ~ny items th~t hJVO boon 
removed and labeled for storage 

b. Discuss pool -demo stabilization and prot8Clion of historic Slructure. 

c. Overview of Treatmenl Plan, Archttectural. Landscaping and 
Engineering documents as related to rehabiillallon on site. 

4. Review of slabllmlliOn and p,olectlon of hiStorlc struClure, during rel\abililallon 
on site (new foolings. foundation, sholcrele, utiliti.es, site preparation) (D. HAM. 
PA. CM, SE). 

Issue: 

a. Review of preparation work for reha.bllltation on site. 

5. Continued monttoring of rahabililaUon of Slructure. Monthly or as required by 
oonstruclion activity (HAM, PA. CM). 

Issue: 

a. Review rehabllllatlon of resource In accordance with Treatmenl 
Plan and Arc11ileclural, Landscaping and Engineering Documents. 

b. Roview of rehabllilation of windows. (IOQ<S, oonctele ropalr, 
oona-ele details. 

6. Final Moniloring (HAM, PA, CM, DI. 

Issue: 

a. Final punch list of items to complete rehabilitation work according to 
Trealmenl Plan and Arc11ileclursl, Landscaping and Engineering 
Documents. 

7. Draft Report (HAM, Pl). 

Issue: 

a. Draft report or monitoring process lo be su:bmilled lo Pl for review. 

Page, 3 or 4 

His1orical Context Statement, including a single story, warehouse-like massing; limited 
ornamentation, raised vertical projections end numerous garage doors. 
Criterion C: The pl'Ol)Orty Is historically significant lhrough rotenUon of character defining 
faaluros of the Art Doro Styie and retains a good level of arcl1itectural integrity from its 
1932 period if significance. Specifically. Iha resource exhibits smooth wall surfaces. a 
fiat roof, verlical projections above the roolline, fluted pilasters, geometric dete"ling and 
metal windows. 

The foo1print of the 1932 building is reclanguler, It meastJres approximately 100' x 200'. 
The later addition lo the south measures 36' x 60'. 
Exterior walls are mostly constr\lcted or board ronned concrete, with the western portion 
of the southern el8VaLion ol lhe 1932 building consisting of conaolo post and beam 
conslruclion wilh brick in-fill. 

The 3 main elevations (the slreet elevations) are laid out symmelrical. They are 
slructured horizonlally into a base zone, main wal field and a continuous decorative 
CO(nice I parapet banding at the top. All docoralive delalling Is cast in ploco concrete as 
part of the wall. 
All door openings have a deoora.llve motif at the top. Windows are commercial steel 
sash type with wire mesh glazJng. They are covered with protective melal woven mesh 
on lhe e,terior. The roof and ceiling are comprised of a wooden 'bow" truss system. 
There are six skylights on the roof of the 1932 slructure. All roofing is built-up roofing. 

The bu"kling will be rehabilitated es part of a new development on the site. The 1932 
building will be Integrated with a new multi-story mixed-use building, the 1946 addiUon 
wlll be demolished. Modif,calions lo Iha 1932 building include demolition of the ceiling / 
roof an.d demolition of the south elevation. Existing historic openin95 (doors and 
windows) on the east, north and wesl elevations will be modified in select locations to 
allow for lhe new use. This Treatment Plan is being prepared to rehabilitate lhe historic 
strudure at the existing location. 

INTRODUCTION: 

The lmptemenlaUon of me Trootmonl Plan for rehabllllaUon Is under the supervision or 
the Project Architect and Historic Architect/ Monitor in a manner consistent with the 
mttigalion, monitoring, and reporting ,program for this project. This Treatment Plan is 
aocompanled by a oopy ol HASS drawings of the property prepared by the Historic 
Arch itect I Monitor, drawings that outline the proposed slablllza1ion and preparation or 
the structure for rooabililatJon. This T'reatmanl Plan and Its related drawings wil be 
included In all subsequent plans for the discretionary permit processing, construction 
documents. building permit and observaUonal process. 

lREATMENT PLAN CONTINUED 
ON SHEET TP 1.2 

Pago2 or7 

660 TENTH AVENUE AND 559 9TH AVENUE, SAN DIEGO, 
PERIOD OF SIGNIFICANCE 1932-1956 

its Architecture iS a good example ol lhO At\ Deco Slyle. The period of 
significance is 1932-1956. 

This Monitoring Plan will follow the Treatment Plan and supporting architectural 
documents prepared lo rehabilitate this historic structure at Its current locaUon at 
660 10"' Avenue. 

Treatment Plan documents shal be used by Monitor as guidelines. 
Monitoring actions are as follows: 

1. Pre-conslruction meeting CD, PA, HAM. GC, Pl, CM, City of SO: Bl, EM & HM) 

Issue: 

a. Overview of Trealm8nt Plan and Monitoring Plan as re1a~ to 
hisloric resource rehabililalion. 

2. Preparation of structure for demolition <HAM, CM, PA, SEI. 

DATE: 

Issue: 

a. Monitor lo be present prior to removal I demolltlon of any Interior 
walls. any windows .. doors. wooden roof. sk)lights and south 
elevation. 

b. Discuss pre-demo slabilization and prolection of historic structure. 

c. Review work nvowed by CM to prolect-ln-plaoe I remove I take-off 
typical template samples for rel\abililalion. Windo-M;, doors, any 
item$ thot moy be remove<! ~nd toll.en from the $lructure to be 
rehobilllated I ralnslalled sl'loll be labeled, photographed, removed 
and protected for transport and storage. 

Any labels should include the following information: 
• Properly name and address item was taken from. 
• Photo of item (applicable for lypical windows, typ. conCf91B profi/s etc.). 
• Information woortt ilttm was taken {loc11t/on for window) 
• Coo/act Information of dlsman/1/ng contractor. 
• Propsrty Owner contact. 
• Projed Amhitect contact I Hisloric Archiled con/ad. 
• Historic Monitor conl'8Cl. 
• C~y Historic Planner contact. 
• DismentJing date. 

d. Monitor lo approve structure Is ready for select demolition. 
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UNION ARCHITECTURE INC. 

34-4 22"" STREET. SAN DIEGO, CA. 92102 619-26'-4141 

TREATMENT PLAN 

March 20. 2020 

PROJECT: The Pacffic Telephone and Telegraph Co. Garage 
Located al: 

SUBJECT: 

PROJECT TEAM: 

Developer: 
Project Architect: 
Hlstorlc Architect & Monitor: 
Prlndpal Investigator: 
General Contractor: 
Struclural Engineer: 

PROPERTY DESCRIPTION: 

660 10" Ave. and 559 9"' Ave. 
San Diego, CA !12101 
APN: # 535-136-01-00 
HRB Site#t355 
Year built 1932 and 1946 
Period of Significance: 1932-1956 

Trealmenl Plan for rehabilitation. 

Paul Thometz, Cisterra Partners, I.LC 
Frank A. Land,y, Carrier Johnson + Culture. 
John H. Eisenhart. Union Archllecl\Jre Inc. 
Marie Burke Lia, Attorney at Law 
T.B.D. 
T.B.D. 

The Pacific Telephone and Telegraph Co. Garage building, a one story commercilll 
building, Is l=ted at 660 10" Ave Md 559 9"' Ave. It was ln111ally cons1ructed In 1932 
In the Art Deco Style, an addillon to the south, similar In style was built In 1946 (period 
of significance of resource iS 1932 to 1956). The parking garag.o, later warehouse 
building, is historically d~ignaled under City of San Diego Hisloric guidelines with the 
HR8#1355. 

The City of San Diego Historical Resources Board based Its designation of the resource 
on the following findings: 

Criterion A: The property is historically sig nffi'cant as a special element of the City's 
economic devetopmenl. revealing the Increasing imporlanco ol lllO automobile as 
America's favored rnethOd ofprivale transporlation from 1900-1956. the building retains 
integrity lo its 1932 - 1956 period of significance, specifically, the resource which was 
conslrucled in 1932 for use as a garage, continues to covey the significant character 
defining features of the autornobite,relaled development as ldentffled In the easl Vllli19e 

P;igc 1 of7 

CA 92 101 

UNION ARCHITECTURE INC. 

:,.U 'tr STREET, Sill DIEGO, CA. 82102 T:819,7U-2882 

DATE: 

PROJECT: 

SUBJECT: 

PROJECT TEAM: 

Developer (D): 
Project Architect (PA): 

MONITORING PLAN 

March 20, 2020 

The Pacmc Telephone and Telegraph Co. Garage 
Located at: 
660 1 rf' Ave. and 559 9" Ave. 
San Diego, CA 92101 
APN: # 535-136-01-00 
HRB Sita #1355 
Year built: 1932 and 1946 
Penod of Significance: 1932-1956 

Monijoring Plan for rehat>ilitation. 

Paul ThomelZ, Cislerra Partners. 
Frank A Landry, Carrier Johr\SOn 
+ Cullum. 

Historic Architecl & Monitor (HAM): John Eisenhart, Union 
Archlteclure Inc. 

Principal Investigator (Pl): 
General Contractor (GC): 
Struclurol Engineer (SE): 
Construction Managat (CM): 
Building Inspector (81): 
City of Sen Q;ego, Environmenlal (EM): 
City of San Diego, Planning Hlsloricat (HM) : 

Mane Burke Lia. Attorney at Law 
T.B.D. 
T.B.D. 
T.8 .0. 
T.B.D. 
Jennifer Wakem 
Suzanne Segui 

I.OCATIONS: Monitoring v.111 take place on tl\e site at 660 101h Avenue. 

PROPERTY DESCRIPTION: 

The Padfic Telephone end Telegraph Co. Garage bulldl~, a one sto,y 
commercial buHdlr1g. Is localed at 660 10"' Ave and 559 9 Ave. ll was lnlUally 
conslfucted in 1932 in the Aft Deoo Styie, an addlUon lo the south, similar in style 
was built in 1946. The parking, garage, later warehouse building, is historically 
designated and significant under City of San Diogo Historic guidelines (HRS 
#1355) per Criteria ·A· (special elM10n1 of !ho City's Development) and ·c· 
(ArcMecture}. The lypology of the resoura, as an auto garage is e significanl 
character defining fealure of lhe automobile-related development of Iha City and 

f'8118 1 014 

8, Final Repon (HAM, Pl, DI, 

Issue: 

a. Final report of moniloring process. reviaw updaling ,of HASS and 
Treatment Plen documents lo be submilled lo Pl for dislribution lo 
Developmental Services and San Diego Hlg;tory Center for 
archives. 

End ol Monitoring 
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TREATMENT PLAN : 

Depatlment of the lntor1or, https:/twww.nps.gov/tpSlhow-to-preservelbtiels/15-
concrele.h1m#prosorvation) 
Consistent with Slenda.rds #2, 6, 7, 9, and 10. 

EXTERIOR DOORS AND WINDOWS: 

THE PACIFIC 
660 TENTH 

Th$ s1~1 doort0 and win<lows are geiwrally in good shape. Tho contractor shovld repair 
es needed fo, smooth operetlon. II a feature or the sash or frame is missing o, 
d8tori0rated boyond repair (monitor to determine conditiOn) a ropllcated profile of th8 
missing olemont shall be used. II the sash and rLXed units are a new unit they should 
match the profile of the existing original rail and style (ie. Hope's steel windows, 
Torrance Co. or equal, shop drawings lo be submi1ted fo, apprnvet), Follow 
Preservation Brief #13, of the Natlooal Perk Servioe of the US Department of the 
lnterlo,, https://www.nps.gov/lps/how-to-preservelbrtefs/13-steel-wlndows.htm#Jepalr 
All of these optiOns would be consistent with the standards. repail is generally tho 
preferred option. The single leaf entry doo, on the east elevation is non-<>riginal. 
Consistent with Stenda.rds #2, 6, 7, 9 and 10. 

ELECTRICAL & LIGHTING: 

Exlslfng electrical and lighting system will be upgraded to conform to current code. All 
conduit and non-nlstori.c elecl11cal and ll9hlln9 on the exterilor shall be removed. 
Elll(trical meters Shall t>e located discretely away rrom public view. Extol10r 11gt1t1ng 
roxturoo to be surface mounted and to be sympathelie to Ar1 Deco style influence. 
Consistent with Standards #9 and '10. 

PLUMBING: 

All exteriOr plumbing and vant pipes lo be dismantled. New il1terior :Plumbing and vants 
to be in$~lle<I 6$ req.,i,e,:I. The oluml)lng $y$1em will be .,pgr;,ded lo oonlorm to current 
codo. Consistool wilh Standards #9 and 10. 

HEATING: 

New HVAC to conform with current code. any equipment is to lbe screened from public 
view. Cooslstent with Standards #9 and 10. 

PAINTING: 

If lead paint is detected, fol low current laws ror careful removal or a,pply removal per 
EPA lead paint reg,d•tlons. 

New paint scheme on the exterior of the building shall be in Art Deco style colors. 
Histo,lc monlto, end City staff to approve final pa 'ntlng scheme. 
The colors can be exiSling sdlome or a painting scheme from Dunn Edwards Company: 
Trade Winds. D8t647 - Field 
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TELEPH ONE AND TELEGRAPH 
AVENU E AND 559 9TH AVENUE, 

PERIOD OF SIGNIFICANC E 

COMPANY GARAGE 

EXISTING FOUNDATION: 

SAN DIEGO, 
1932- 1956 

CA 92 101 

The Pedfic Telephone and Telegraph Co. Gerege building hes concrete foundation 
walls end footings. The depjh of the foundation and rooting cannot be determined pnor 
to excavation. Consistent with Standards #9 and 10. 

NEW FOUNDATION: 

The oas1. noM and w8$1 01evati0ns are 10 remain In placo. Thoy will be Slat>lllz.ed 
folowing the structural engineer I general cootractor's reoommondations. This may 
involve new shotcre.le on the interior side of existing concrete exterior waits, new 
foundation walls, steel reinforcement on the interio, side (new openings) end new 
footings. 
Consistent with Standards #9 and 10 

EXISTING WALL.S I EXISTING FRAMING: 

The existing walls consist of board formed concrete, painted at exterio, and interior. The 
south elevation consists or brick-in fil and boardformed concrete. this exteriOf wall will 
be demolished entirely. 
Consistent with Standards #2, 9 and 10. 

NEW WALLS/ NEW FRAMING: 

The existing board formed concrete walls will remain in piece at the east , nortn and 
west elevations. These elevations will be affected by moo!lications to allow for the new 
use. Select e,lstlng window and door openings will be modlr1ed. 
The existing building will be Incorporated with a new development. New construction will 
l>8 diffarentialed from existing historic. 
COn$i$tent with Standard$ #2, 9 ond 10. 

ROOF: 

The roof and ceiling will be demolished. Any oow roofing, gutters and downspouts shall 
be located es nol to detract I conflict with the existing facades. Consistent with 
Standards 116, 9 and 10. 

EXTERIOR FINISHES: 

The existing board formed concrete walls will remain in piece in the east, north and wesl 
elev.Rtlon.!\. The ooncrete finish Is ,pAlnted. Any r.mclcs ,irld exposed steel relnforoement 
shall be repaired during the rehabilitation process to protect the existing concrete 
struaure from progressing damage due to water intrusion. Repairs shall be done in a 
manner chemically compatible wi1h the composition ol the existing historic concrete 
miXture (lollow Preservation Briel #15 of tho National Pall( Service ol tho us 

Pagettor7 

are to be applied to specific rehabilitation projects in a reasonable manner, taking into 
consideration eccinomic end technical feasibility. 

1. A property shall be used fo, i1s historic t)<Jrpose O( be placed in a new use that 
requires minimal change to the defining charactoristics of the building and its site and 
environment. 

2. The historic character of a property shall be retained and preserved. The removal of 
historic materials or alteration of' loalurns and spaoes lhal characto,ize a property shall 
be avoided. 

3. Each property shall be recognized as e physical record of Its time, place, end use. 
Changes that aeate a false sense of hislorical development, such es adding conjectural 

features o, architOClural elements from other buildings, shall not be undertaken_ 

4. Most propenles char)Qe over time; those chang&S that have acquired hlstortc 
significance in lheir own right shall be retained and preserved. 

5. Distincti,e fealures, finishes, and construction tedlniques o, examples of 
craftsmanship that characterize a property shall be preseNed. 

6. Deterto,ated historic features shall be repaired rather 1hen replaced. Where the 
saverity of deterioration requires replacement of a distinctive feature, the new realure 
sl"\all match the oJd in design, color, tax.1ure, and other visual qualfties and, wflere 

possible, materials. Replacamenl or missing features shall l>8 substantiated by 
documentary, physical, or pictorial evidence. 

7. Chemical or physical treatments, such es sandblasllng, that cause <l8ITlllge to historic 
materials shell not be used. The surface cleanir)Q of structures, if appropriate, shell be 
undertaken using lhe genl!es1 means possible. 

8. Slgnlflc8nt archeologlcaJ resources effected by a project shall be protected and 
preserved. If such resources mus1 be dislurbed, mitigation measures shall be 
undertaken. 

9. Naw additions, ex1eri0< alterations, or related new construction shall not destroy 
hlsto~c matetlals that CharactMze the properl)I. The new work shall b8 dlfferenttated 
from lhe old and shall be compatible wlltl the massing, size, scale, and architecture! 
features to protect the historic integrity of the property and ita environment. 

tO. New addftton.s and adjacent or related new construction stiall be undertaken in such 
a manMr that if removed in the future. the BSS8ntiail form and iiltegrrty of the, historic 
property and 11s environment would be unlml)lllrad. 

Paige 7 af7 

(HRB #1355) 

TREATMENT PlAN CONTINUED 
F,ROM SHEET TP I. I 

PREPARATION OF STRUCTURE: 

1. Preparation or the struclure prio, lo any rehabi itstion I demolition work: 

The entire structure at 660 1 ct" Ase. Is to be stabilized, braced, and secured. Specific 
procedures lo be determined by qualified structural eng'neers and general contractor. 

The Implementation of these procedures will occur only after review from Historic 
ArchltOCI I Monitor. ExtoriOr concrete lrlm pieces, windows and doors anoct8d by lllis 
shall be prot8Cl8d from damage. 

Windows and doO<S lo remain should be prntected in piece, optionally, they may be 
remO\/ed, labeled and stored to be reinstalled during rehabilitation and lenes11atlon 
openings lo be covered with ¾" plywood nailed to wood bracing. This option may be 
acoeptable per monttor's approval. 

Any existing exterio, plumbing pipes, wiring etc. shall be removed along wilh site ulilities 
to be disoonnecied. Monitor to be notified ptio, lo modification or slruclure required ror 
rehabilitation. Consistent with Standards 116, 7, 9 and 10. 

2. Remo,al of interior of structure I sele<:i demolition at exterio,: 

Prior to the start of any demOlition / removal process th8 Contraaor and Monitor wtll 
moot on site to review tho scope of demolition / removal work. 
The entire 1946 structure, located al 559 9"' Ave. will be demolished. The 1932 
structure located et 660 to"' Ave. wi only be partially demolished es described in the 
Treament Plan drawings and as follows: The wood stud walls, plaster, windows and 
doo,s on the first and second fioor will be clemollshed. The roof/ celling will be 
demolished. The concrale lloor will 1>8 demolished. The southem concrate I brick-in-fill 
ex1 erior woll will be demoli$he<I. Select e,i$tin9 openi1>9$ will be enle,ge<I on the ~treet 
facades. 

Contractor shall inform Monitor of disoovery of items during clemofilion and remova l. 
The Monitor will evaluate relevance of such materials on site. Consisten1 with 
Standards 116, 7, and 9. 

3. Post-demo stabll l~tiOn and protectiOn of s11uc1ura: 

The entire iremaining structure is to be stabilized, braced, and secured during the 
rehabilitation process. Specific procedures to be determined by quelffied sl1uctural 
enginee~ And general contradOJ. 

The implementation of these procedures v,;11 occur only after review from Historic 
Archlle<:i I Monitor. Exterior concrete trim pieces. windows and doors shell be protected 
from potonl.ial damage during constructiOn . 

Page 3or7 

So Chic. Det614 - Trim, cornice, fluting. 
Red Clay. O,it447 - Windows 
Conslstenl with Standards #6. 

LANDSCAPING: 

The new site will be !landscaped and hardscaped in accordance with al relevant 
regulatioos of the Land Development Code for the relocation, rehabilitation, and reuse 
of historic resources. Consistent with Slenda.rds #9 and 10. 

REPAIR WORK: 

Repair work is p referred over use of replicated historic new materials. Retenlion of as 
much historic fabric as possible is paramount during rellebilitalion. If a historic element 
is damaged bl.rt not in jeopardy of creating a performance issue with regard lo the 
envelope of the building or building system, the reature should remain. Consistent with 
StandardS 112, 5, 6 and 7. 

RECONSTRUCTION I REHABILITATION: 

The cleaning or all historic materiel I fabric shall occur by using lhe gentlest means 
possible. An appropriate means of control and disposal ol lead or other chemicals shall 
be provided. Historic rabric shall be retained es much as possible. Do not sendblast or 
water power wash materia1s. 
The character defining massing I form of the structure is a one story commcrial building, 
100 It. x 200 It. with wood ' bow' trusses spanning across a115'-0" o.c.. The character 
defining male<ial elemElflts a.re: Board formed oonc,ele walls with concrete detailing at 
base, oomice and parapet, large steel windows with wire~gtass panes and overhead 
roll-<Jp doors. 
Should damage occur to the resource, h shall be repa.-ed In conformance with the 
Secretary or lhe lnterio,'s Standards for Rehabilitation or Reconstruction. Altachmenl or 
materials shall be similar to the original, historic method. Consistent with Standards #2, 
6, 9, and 10. 

ATTACHMENTS; 

Trealment Plan Drawings. 

The Secretary of the Interior's Standards for Rehabilitation 

The Standards (Department of Interior regulations. 36 CFR 67) pertain to historic 
l>ulldlngs or all tMterlats, construction types, SiZes, and occupancy and encompass the 
exterior an<I the Interior, related landscape features and the building's site and 
environment as well as attached, adjacent, or related new construction. The Standards 
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A. THE 1932 BUILDING !S 
ORIGINAL EXCEPT FOR: 

1. THE METAL OVERHEAD 
ROLL-UP DOORS. 

2. THE WIRE MESH WINDOW 
GUARDS 

8. CIP : ABBR. CAST-IN 
PLACE CONCRETE 

1946 ADOmON BUILDING TO BE DEMOLISHED 

KEYNOTES 
QJ CONCRETE SIDEWALK / GRADE 

,;,, KEYSTONE 1YPE DECORATIVE 
l=.J CAST-IN PLACE CONCRETE MOULDING 

GD CONCRETE FLOOR 

r:;-, BOARD FORMED (CAST-IN-PLACE) 
L'.!...i CONCRETE WALL, PAINTED 

r,;-i CONCRETE CAST-IN-PLACE (CIP) 
~ BASE/TORUS MOULDING DETAIL, SEE 

5/TP.10 

;, 

@J CONCRETE (CIP) MOULDED CORNICE BAND 

[zJ PARAPET (CIP CONCRETE) 

@J "FLUTING" DETAIL AT PIER (CIP 
CONCRETE) 

[[} STEEL SASH WINDOWS W/ AWNING 
g FUNCTION (SEE DTLS. 1 + 2/TP.9) 

[j] BEAD MOULDING CONCRETE WINDOW SILL 
(ClP) 

[DJ RECTANGULAR BLOCK CIP CONCRETE 

[j] CIP VERTICAL CONCRETE STRIP DECORATIVE 
RELIEF (PROTRUDING FROM WALL PLANE) 

TP 7 

1 [i) FLOOR 
\ TP 

PLAN 

~ DECORATIVE METAL VENT 

[BJ COMCRETE CIP DOOR TRIM (JAMB & 

~ OVERHEAD STEEL ROLL-UP DOOR 
W/ METAL WALL CHANNEL 

~ "BULLET" BOLLARD 

[zl BUILT--UP ROOFING 

[Tijl ROOF OVERFLOW DRAIM 

(ill ROOF DRAIN / DOWMSPOUT 

[;i_g METAL SASH SKYLIGHT 

13}1 CONCRETE CIP PIER 

HEAD) I@ CONCRETE CIP BEAM / CORBEL 

~ METAL HANDRAIL 

~ 2X4 STUD WALL @ 16" O.C. 

~ 2x CE!UNG JOIST @ 24" O.C. 

~ 2X10 FLOOR JOIST @ 16" O.C. 

gzj PLASTER FINISH WAU_ 

@lj °%" WOOD SHEATHING 

BUILDING TO REMAIN 

1/8" = 1'-0" 
l 

~ 2x14 ROOF RAFTERS @2'--0" O.C. 

@g (2) 3X14 WOODEN "BOW" TRUSSES 

IT!l 3/.," STEEL TIE RODS 

~ STEEL ANGLE 

~ 3X8 ROOF RAFTER 

~ 2X6 WOOD CROSS BRIDGING 

~ WOOD DOOR 

f,"§1 2x4 ACOUSTIC LAY IN CEIUNG (WITH 
~ PLASTER CEILING ABOVE) 

8' 

T'NO STORY WOOD 
FRAMED STRUCTURE 
INSIDE MAIN BUILDING 
TO BE REMOVED 
ENTIRELY. 

EXTERIOR WALL OF _MAIN 
BUILDING TO REMAIN 

,-(2)2ND FLOOR PLAN 

l 

16' 

N 

!3711 X WOODEN TREAD AT STAIR 

!381 WROUGHT IRON RAILING 

j39i STEEL "c" CHANNEL 

Hol coRRUGATTED METAL CANOPY (OVERHANG) 

i41 I VINYL FLOORING 

Mzi STEEL Wlt,DOWS 

!431 METAL MESH W!MDOW GUARDS 

G]l BRICK 

+ 

1/8" = 1'-0" 

!451 1 X6 DOUGLAS FIR SHEATHING 

i46I METAL ROOF ACCESS LADDER 

l47I TILE FLOOR;NG 

j48I STEEL DOOR 

j49I 2X8 ROOF RATTER 

isol cIP CONCRETE HoRIz. BANDING 

!s1I RECESSED WALL CAVITY w/ UTll!TY 
CONNECTION (APPROX. 7.5" DEEP) 
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A ' 

A THE 1932 BUILDING IS 
ORIGINAL EXCEPT FOR: 

1. THE METAL OVERHEAD 
ROLL-UP DOORS. 

2. THE WIRE MESH WINDOW 
GUARDS 

B. CIP : ABBR. CAST-IN 
PLACE CONCRETE 

K EYf\jOTES 
DJ CONCRETE SIDEWALK / GRADE 

r:;-i KEYSTONE 1YPE DECORATIVE 
l=..J CAST-IN PLACE CONCRETE MOULDING 

Qj CONCRETE FLOOR 

[±J BOARD FORMED (CAST-IN-PLACE) 
CONCRETE WALL, PAINTED 

@J CONCRETE CAST -IN-PLACE (CIP) 
BASE/TORUS MOULDING DETAIL, SEE 
5/TP.10 

[[] 
II] 

@] 

[[] 

[ill 

ID] 

~ 

-----·-
CONCRETE (CIP) MOULDED CORNICE BAND 

PARAPET (CIP CONCRETE) 

"FLUTING" DETAIL AT PIER (CIP 
CONCRETE) 

STEEL SASH WINDOWS W/ AWNING 
FUNCTION (SEE DTLS. 1 + 2/TP.9) 
BEAD MOULDING CONCRETE WINDOW SILL 
(CIP) 

RECTANGUL'-R BLOCK CIP CONCRETE 
CIP VERTICAL CONCRETE STRIP DECORATIVE 
RELIEF (PROTRUDING FROM WALL PLANE) 

TP.6 

@REFLECTED 
.3 

~ DECORATIVE METAL VENT 

CEILING 

DASHED LINE INDICATES 
THE TOTAL REMOVAL OF 
SOUTH ELEVATION WALL 

PLAN 

@] CONCRETE CIP P,ER 

[Bj CONCRETE CIP DOOR TRIM (JAMB & HEAD) @] CONCRETE CIP BEAM / CORBEL 

~ 

~ 
111] 
[§] 
[j] 

~ 

OVERHEAD STEEL ROLL-UP DOOR 
W/ METAL WALL CH/>NNEL 
"BULLET" BOLLARD 

BUILT-UP ROOFING 

ROOF OVERFLOW DRAIN 

ROOF DRAIN / DOWNSPOUT 

MET AL SASH SKYLIGHT 

~ 
~ 
~ 
~ 
~ 
~ 

METAL HANDRA.IL 

2X4 STUD WALL @ 16" O.C. 

2x CEILING JOIST @ 24" O.C. 

2X 10 FLOOR JOIST @ 16" O.C. 

PLASTER FINISH WALL 

½" WOOD SHEATHING 

ADJACENT BUJLD!NG: 
640 10TH AVENUE 
(NOT SURVEYED) 

BUILDING TO REMAIN 

1/8" ~ 1'-0" 

~ 2x14 ROOF RAFTERS @2' -0" O.C. 

~ (2) 3X14 WOODEN "BOW" TRUSSES 

@] ¾" STEEL TIE RODS 

~ STEEL ANGLE 

~ 3X8 ROOF RAFTER 

~ 2X5 WOOD CROSS BRIDGING 

~ WOOD DOOR 

2x4 ACOUSTIC L'-Y IN CEILING (WITH 
PLASTER CEILING ABOVE) 

o· 16' 

l37l 1x wooDEN TREAD AT STAIR 

1331 WROUGHT IRON RAILING 

1391 STEEL "C" CHANNEL 

1401 CORRUGATTED METAL CANOPY (OVERHANG) 

GJ) VINYL FLOORING 

!421 STEEL WINDOWS 

!431 METAL MESH WINDOW GUARDS 

~ BRICK 

+ 

/ 
/' LO <, ,, g: 
'•, ·, 

' 

1451 1 X6 DOUGLAS FIR SHEATHING 

1461 METAL ROOF ACCESS LADDER 

14 71 TILE FLOORING 

!481 STEEL DOOR 

1491 2X8 ROOF RAFTER 

jsol c1P CONCRETE HoR1z. BANDING 

~ RECESSED WALL CAVITY W/ UTILITY 
CONNECTION (APPROX. 7.5" DEEP) 

TREATMENT 
PLAN 
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21 ', .. 1C.75" 
PARA.PET 
TO 

.~RADE --; , 
\, A )--
._/ 

ENTIRE WEST 
ELEVATION WALL 

TO REMAIN U.O.N. 

; TP.8 

f\JOTi-: 
A THE 1932 BUILDING IS 

ORIGINAL EXCEPT FOR: 
1. THE MET AL OVERHEAD 

ROLL-UP DOORS. 
2. THE WIRE MESH WINDOW 

GUARDS 

B. CIP : ABBR. CAST -IN 
PLACE CONCRETE 

KEYNOTES 
[TI CONCRETE SIDEWALK / GRADE 

r;;, KEYSTONE 1YPE DECORATIVE 
~ CAST-IN PLACE CONCRETE MOULDING 

[37 CONCRETE FLOOR 

14! BOARD FORMED (CAST-IN-PLACE) 
c_cl CONCRETE WALL, PAINTED 

[I} CONCRETE CA~T-IN-PLACE (CIP) 
BASE/TORUS ~,OULDING DETAIL, SEE 
5/TP.10 

fe7 CONCRETE (CIP) MOULDED CORNICE BAND 

[I] PARAPET (CIP CONCRETE) 

[16] 

"FLUTING" DETAIL AT PIER (CIP 
CONCRETE) 

STEEL SASH WINDOWS W/ AWNING 
FUNCTION (SEE DTLS. 1 + 2/TP.9) 

BEAD MOULDiNG CONCRETE WINDOW SILL 
(CIP) 

!DJ RECTANGULAR BLOCK CIP CONCRETE 

CIP VERTICAL CONCRETE STRIP DECORATIVE 
RELIEF (PROTRUDING FROM WALL PLANE) 

[Ll 

~ 
~ 
B] 
IT2l 
[§I 
[ill 
[?_g 

ENTIRE NORTH 
ELEVATION WALL 

TO REMAIN, U.O.N. 

@ROOF 

DECORATIVE METAL VENT 

PLAN 

ITT CONCRETE GIP PIER 

CONCRETE CIP DOOR TRIM (JAMB & 

OVERHEAD STEEL ROLL-UP DOOR 
W/ METAL WALL CHANNEL 

HEAD) 122! CONCRETE CIP BEAM / CORBEL 

§ METAL HANDRAIL 

"BULLET" BOLLARD 

BUILT-UP ROOFlNG 

ROOF OVERFLOW DRAIN 

ROOF DRAIN / DOWNSPOUT 

METAL SASH SKYLIGHT 

~ 2X4 STUD WALL @ 16" O.C. 

~ 2x. CEILING ,JOIST @ 24" O.C. 

~ 2X10 FLOOR JOIST @ 16" O.C. 

!27i PLASTER ,!NISH WALL 

[28j ½" WOOD SHEATHING 

BUILDING TO REMAiN 

1/8" = 1 '-0" 

I2~ 2x14 ROOC RAFJERS @2'-0" O.C. 

~ (2) 3X14 WOODEN "BOW" TRUSSES 

Wl ¾" STEEL TIE RODS 

~ STEEL ANGLE 

~ 3X8 ROOF RAFTER 

IE! 2X6 WOOD CROSS BRIDGING 

!Ej WOOD DOOR 

2x4 ACOUSTIC LAY IN CEILING 
PLASTER CEILING ABOVE) 

(WITH 

~ 1X WOODEN TREAD AT STAIR 

1381 WROUGHT IRON RAILING 

1391 STEEL "c'' CH.ANNEL 

1401 CORRUGATTED METAL CANOPY (OVERHANG) 

I41 I VINYL FLOORING 

[42] STEEL WINDOWS 

1431 METAL MESH WiNDOW GUARDS 

[±iJ BRICK 

+ 

20'-7" 
F•t~R,<!\.PET 
TO 
GRADE 

ENTIRE EAST 
ELEVATION WALL 

TO REMAIN U.O.N. 

1451 1 X6 DOUGLAS FIR SHEATHING 

1461 METAL ROOF ACCESS LADDER 

147! TILE FLOORING 

[±§j STEEL DOOR 

)491 2X8 ROOF RAFTER 

)sol cIP CONCRETE HoRI2. BANDING 

)51 ! RECESSED WALL CAVITY W / UTiLITY 
CONNECTION (APPROX. 7.5" DEEP) 

TREATMENT 
PLAN 
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EXISL WINDOW & WALL 
BELOW TO BE REMOVEO TO 
ACCOMADATE NEW GATE INTO 
BACKFLOW ROOM. SALVAOGE 
REMOVEO WINOOW. 

NOTE: 
A. THE 19.32 BUILDING IS 

ORIGINAL EXCEPT FOR: 
1. THE METAL OVERHEAD 

ROLL-UP DOORS. 
2. THE WIRE MESH WINDOW 

GUARDS 

B. CIP : ABBR. CAST -IN 
PLACE CONCRETE 

ijXIST. OPENING TO BE INFILLEO 
WITH NEW STOREFRONT SYSTEM. 
~EW STOREFRONT SYSTEM SHALL 
~E PUSHEO SACK 1'· .. 8" SO THE 
'FLUTING" ON THE JAMB-SIOE OF 
W.E EXISTING OPENING REMAINS 
VISIBLE ON THE EXTERIOR. 

----------- ·······1 

~ll~,aaaa1,....i 
! 

II 
i ' .-·-j--~--: ............. . 
i ! ii : 

KEYNOTES 
[TI COi.CRETE SIDEWALK / GRADE 

'27 KEYSTONE 1YPE DECORA.W/E 
1.-=..J CAST -IN Pl.ACE CONCRETE MOULDING 

QJ CONCRETE FLOOR 

!Al BOARD FORMED (CAST-IN-PLACE) 
L:!..J CONCRETE WALL, PAINTED 

r;,i CONCRETE CA.ST-IN-PLACE (CIP) 
~ BASE/TORUS MOULDING DETAIL. SEE 

5/TP.10 

\ 
I 
! 

\ 
' 

EXIST. WINOOW & WAi.L BELOW TO 
REMOVEO TO ACCOMOO'\TE NEW 
STOREFRONT OOOR ANO TRANSOM. 
SALVAOGE REMOVEO WINOOW, ANO 
C£CORATIV£ METAL GRILLE 

I 

·············'It 2 1---'····················································································· 

B 15 
···········~···· 

................................................................................................. '< ............ . 

16 

II) CONCRETE (CIP) MOULDED CORNICE BAND 

[I] 

@] 

~ 

[ill 

[j] 

~ 

PARAPET (CIP CONCRETE) 

"FLUTING" DETAIL AT PIER (CIP 
CONCRETE) 

STEEL SASH WINDOWS W/ AWNING 
FUNCTION (SEE DTLS. 1 + 2/TP.9) 

BEAD MOULDING CONCRETE ¼1NDOW SILL 
{CIP) 

RECTANGULAR BLOCK CIP CONCRETE 

C!P VERTICAL CONCRETE STRIP DECORATIVE 
REUEF (PROTRUDING FROM WALL PLANE) 

! 

! 
. l ..... . 

/ 

CD \/\/EST ELEVATIOf\J 
2· 4' 8' 

,a• •ornc+=======================-=-= .. ~=•-=··::::;•· =========c::::11-,.,,,,,..,,.,-r;--/ 

i 
i \ 

········,··· 

' 

u1· [J[~ ... 

r .. 

@i)FAST ELEVATION 

EXlol. WINOOWS ANO WALL 8ELOW TO BE 
REMOVED-CENTER COLUMN TO REMAIN. (2) 
RESULTING OPENiNCS TO BE INFILLEO WITH 
NEW STOREFRONT FOR NEVI S\JILOING EXIT. 
SALVAOG[ WINOOWS. 

t T 

~ DECORATIVE METAL VENT 

[Bj CONCRETE CIP DOOR TRIM (JAMB & 

~ OVERHEAD STEEL ROLL-UP 
W/ METAL WALL CHANNEL 

ij] "BULLET" BOLLARD 

[zj BUILT-·UP ROOFING 

O]j ROOF OVERFLOW DRAIN 

ligj ROOF DRAIN / DOWNSPOUT 

f:itj METAL SASH SKYLIGHT 

DOOR 

~ 
HEAD)~ 

~ 
~ 
[§ 

~ 
@zl 

~ 

1/4" = 1'-0" 

CONCRETE CIP PIER 

CONCRETE CIP BEAM / CORBEL 

METAL HANDRAIL 

2X4 STUD W.~LL @ 16" O.C. 

2x CE!UNG JOIST @ 24" O.C. 

2X10 FLOOR JOiST @ 15" O.C. 

PLASTER FINISH WALL 

if' WOOD SHEATHING 

I 

' 
I 

' 

I 

o· 

I 
I 
\ 

I 

. 

EXIST. WINOOW TO BE REMC'/EO ANO 
REPLACED WffH METAL PA.NEL ENCLOSURE 
TO ACCOMOOATE GENERATOR FUEL FILL 
STATION. S.',I.VADGE REMOVED WINDOW. 

2' 
I 

8' 

~ 2x14 ROOF RAFTERS @2'-0" O.C. 

~ (2) .3X14 WOODO, "BOW" TRUSSES 

~ ¾" STEEL TIE RODS 

~ STEEL ANGLE 

~ 3X8 ROOF RAFTER 

CB) 2X6 WOOD CROSS BRIDGING 

~ WOOD DOOR 

~ 2x4 ACOUSTIC LAY IN CEILING (WITl·I 
PLASTER CEILING ABOVE) 

I / 
! 

. / 

1/ 
/ 

I 

; 
• I 

I 
/ 

EXIST. 0 PENING TO BE INtlLLEO 
WITH NEW STORffRONT SYSTEM, 
NEW STOREFRONT SYSTEM SHALL 
BE PUSHEO BACK 1 '-8" SO THE 
"f"LLTINC" ON THE JAMB-SlDE OF 
THE EXISTING OPENING REMAINS 
VISIBLE ON THE EXTERIOR. 

EXISTING ADJACENT 1946 
AOOITION TO THE BUILDING TO 
BE REMOVED 

I 
/ 
I 

660 10TH AVE. 
AOJACENT BUILOING 

659 9TH AVE. 
TO REMAIN 

HRS Q1355 

EXIST. OPENING TO BE INFILLEO 
WITH NEW STOREFRONT SYSTEM. 
NEW STOREFRONT SYSTEM SHALL 
BE PUSHED BACK 1 '-8" SO THE 
"FLUTING" ON THE J.~MB-SIDE or 
HE EXISTING OPENING REMAINS 
VISIBLE ON 'fHE EXTERIOR. 

TO BE DEMOLISHED 

HRB #1355 

I 

EXISTING OOOR 
OPENING TO BE 
INFILLED WITH SOUO 
WALL W / SMOOTH 
PLASTER flNISH 

EXISTING EX[ERIOR WALLS AT NORTH, E'i'ST ANO WEST ARE TO REMAIN IN PLACE. 

PRIOR TO ANY OCMO WORK WALLS SHALL BE STABILIZEO PER PRC\JECT STRUCTURAL 
ENGINEER'S RECOMMENDATION AND ANY OETAILING SHALL BE PROTECTEO FROM 
POTENTIAL DAMAGE DURING WORK (IE. CHIPPlNG OftMAGE ETC.), COVER WITH PLYWOOD, 
PROV(£ T[MPORARY CORNER GUAROS AT OPENINGS, PARAPET ETC. 

ORIGINAL STEEL WINOOWS ANO GLAZING SHOULO 8[ PROTECTEO IN PLACE OURING 
CONSTRUCTION, WINOOWS TO BE REMC'/EO SHOULO BE SALVA.OGEO. 

j37! 1X WOODEN TREAD AT STAIR 

j38! WROUGHT IRON RAILING 

)39! STEEL "c" CHANNEL 

!40! CORRUGATTED METAL CANOPY (OVERHANG) 

!41 ! VINYL FLOORING 

[;"~ . 
142! STEEL WINDOWS 

l43! METAL MESH WINDOW GUARDS 

j44! BRICK 

+ 

j45I 1 X6 DOUGLAS FIR SHE,'>THING 

!461 METAL ROOF ACCESS LADDER 

j4 71 TILE FLOORING 

~ STEEL DOOR 

!491 2X8 ROOF R.AF'TER 

!SOI CIP CONCRETE HORIZ. BANDING 

~ RECESSED W."LL CAVi1Y W/ UTILITY 
CONNECTION (APPROX. 7.5" DEEP) 
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EXiST. OPENING TO BE WIDENED . 
AND EXTENDED TO GROUND LEVEL. j 
ENLARGED OPENING TO BE INFILLED1I 
WITH NEW STOREFRONT SYSTEM. , 
SALVADGE REMOVED WINDOW. . 

/ 
I 

,,--.. 
I .• ' I\ ::) I , •T/ 

NOTE: KEYNOTES [I:! CONCRETE (CIP) MOULDED CORNICE BAND 

[I] PARAPET (CIP CONCRETE) 

A THE 1932 BUILDING IS OJ CONCRETE SIDEWALK / GRADE 
[§] "FLUTING" DETAIL AT PIER (CIP 

ORIGINAL EXCEPT FOR: [I) KEYSTONE 1YPE DECORATIVE CONCRETE) 
1 . THE METAL OVERHEAD CAST -IN PLACE CONCRETE MOULDING 

ROLL-UP DOORS. [E] STEEL SASH WINDOWS W/ AWNING 
2. THE WIRE MESH WINDOW [Ij CONCRETE FLOOR FUNCTION (SEE DTLS. 1 + 2/TP.9) 

GUARDS IT) BOARD FORMED (CAST-IN-PLACE) [I2I BEAD MOULD1NG CONCRETE WINDOW SILL 
CONCRETE WALL, PAINTED (CIP) 8. CIP : ABBR. CAST -IN 

PLACE CONCRETE @J CONCRETE CAST-IN-PLACE (CIP) [j] RECTANGULAR BLOCK CIP CONCRETE 
BASE/TORUS MOULDING DETAIL, SEE [j] CIP VERTICAL CONCRETE STRIP DECORATIVE 
5/TP.10 RELIEF (PROTRUDING FROM WALL PLANE) 

+ 

--- . 
( 4 ) , 
'T' 

I 

,/,,--.."·, 
( 3 
\IP.10 

-.... / -r-

/~j \''\.\ . 

I 
I 

nR- I 

H1 . I ' I 
I 
I r··~· ., ..... 

I ' ..• .,,,co .. 
_,,..,.. .......... -~------.. 

,----
( 3 ) 
T. 

.. , ... J., 

... -□~ 
-- --··i1 +-

''"'" ,== cc··,J -~,,,,., 

NORTH ELEVATION 
1/4" ;::::; 1'-0" o' 

[1] DECORATIVE METAL VENT ~ CONCRETE CIP PIER 

!Bl CONCRETE CIP DOOR TRIM (JAMB & HEAD)~ CONCRETE CIP BEAM / CORBEL 

115l OVERHEAD STEEL ROLL-UP DOOR ~ METAL HANDRAIL 
W/ METAL WALL CHANNEL 

[ID "BULLET" BOLLARD @±I 2X4 STUD WALL @ 16" o.c. 
[zl BUiLT-UP ROOFING ~ 2x CEILING JOIST @ 24" O.C. 

IT§ ROOF OVERFLOW DRAIN ~ 2X10 FLOOR JOIST @ 16" o.c. 
[ill ROOF DRAIN / DOWNSPOUT ~ PLASTER FINISH WALL 

~ METAL SASH SKYLIGHT ~ ¾," WOOD SHEATHING 

({) 

--·":- .................... . .... ·--·---··· 

4' 8' 

~ 2x14 ROOF RAFTERS @2' -o" o.c. 

~ (2) 3X14 WOODEN "BOW" TRUSSES 

@] ¾" STEEL TIE RODS 

~ STEEL ANGLE 

§ 3X8 ROOF RAFTER 

~ 2X6 WOOD CROSS BRIDGING 

~ WOOD DOOR 

~ 
2x4 ACOUSTIC LAY IN CEILING (WITH 
PLASTER CEILING ABOVE) 

EXISTING EXTERIOR WALLS AT NORTH, EAST ANO WEST ARE 
TO REMAIN IN PLACE. 

PRIOR TO ANY DEM(Ol~ORK WALLS SHALL BE STABILIZED 
PER PROJECT STRUCfURAL ENGINEER'S RECOMMENDATION 
AND ANY DETAILING $HALL BE PROTECTED FROM POTENTIAL 
DAMAGE DURING WORK (IE. CHIPPING DAMAGE ETC.), COVER 
WITH PLYWOOD, PRO~IDE TEMPORARY CORNER GUARDS AT 
OPENINGS, PARAPET ETC. 

ORIGINAL STEEL WINDOWS AND GLAZING SHOULD BE 
PROTECTED IN PLACE DURING 
CONSTRUCTION. 

• 
C, ~ 
...J -"" I c;: . --' "' 
~ 

~ 

I 
I 
I 

---~------T-----

-~---_,_111 ••· -, ----
( 

l37l 1x wooDEN TREAD AT STAIR 

1381 WROUGHT IRON RAILING 

1391 STEEL "C" CHANNEL 

1401 CORRUGATTED METAL CANOPY (OVERHANG) 

8] VINYL FLOORING 

j42I STEEL WINDOWS 

@j METAL MESH WINDOW GUARDS 

G] BRICK 

+ 

/ 

w 

" ::, 

" " ~ 

~ 1 X6 DOUGLAS FIR SHEATHING 

!±§ METAL ROOF ACCESS LADDER 

§] TILE FLOORING 

~ STEEL DOOR 

l±fil 2X8 ROOF RAFTER 

~ CIP CONCRETE HORIZ. BANDING 

~ RECESSED WALL CAVl1Y W/ UTILl1Y 
CONNECTION (APPROX. 7 .5" DEEP) 

TREATMENT 
PLAN 

w 
0 
<( 

0::: 
<( 

0 

0 
0 
I 
a. 
<( 

0::: 
0 -0 
w -N 
...J "' w <( 

I- u 

0(5 0 c., 0 w w 
0 ...J z ...J z 

0 
t') ..... 
N 
(1} 

<( 
u 

g 
w 
0 
z 
<( 
(I) 

0 
<D ,.. 

0 <( 
"lj, (I) (/) 

I 
0::: w a. w I-

ii' w (I) w 
...J z I z 0 

::I I- I-
<( 

w (L "' 0 
0::: 0:: 

I- I- a, z ,.., <( z 
0 l.u er, ~ 
- ~-D a. z 
LL ~ ~ ::, 

<( 0 
- 0:: :a 0 I- ,J 0::: 

<( "' ~ 
-' 

0::: w ..,, .. a. "' w -I 0:: 
I-

,..., 
I- <( 

u - 0 I- u 
w w~-- i- (/) -, z 0 
0 ICOaW - rn 
0:: a::: U) :::i 

0 
LO 

n.. 1-Icou t') 

0 
z 

N 

w 0 -
0::: N 

Ol ::,: 

:::i 0 
<( L) 

I- u :I' 
u 

0 
• 0: 

I- 0 <( 
u (.') z 

w w WQ 
!::: _z 

I- 0::, I 
zi u 

0:: <( ,: I <( (,fl 
CJ)'-

0 +-" iS tj" ~ 0::: 0:: 0:: 
<Cw WN 

<( I,- 0:: .; 
Zz •- "' w-

CJ) " CJ) .,, 
,:.: z wz 0:;; 
(.) 0:: ~w tu 0 ·o 
I- II Nt 
I z,_ I 
u z n. 
0:: I<e -.j-W 

<( :::i s;: G'., st- J ,,, I::: 

DATE, 09.13.2019 
REV: 03.20.2020 

TP. 6 
SHEET B OF 12 

+ 

+ 

+ 

'" i'.l cc: ~ 
:, l" 

"" !:i + 
:, i-

~ c., l" 
1n 

+ ~ 
l" = .0 

0 + 
en -El =~ .c: e 
0 ·;; 
·- C: .... "' 

Cl) : 
~ ·- " .... t, 

.... 2 
~ .c: 

u ~ 

"' i 

fal
Typewritten Text
7.20.20



A
L
L
 I

D
E

A
S

, 
D

E
S

IG
N

, 
A

R
R

A
N

G
E

M
E

N
T

S
 A

N
D

 P
L
A

N
S

 I
N

D
IC

A
T

E
D

 O
R

 R
E

P
R

E
S

E
N

T
E

D
 B

Y
 T

H
IS

 D
R

A
W

IN
G

 A
R

E
 O

W
N

E
D

 B
Y

, 
A

N
D

 T
H

E
 P

R
O

P
E

R
T

Y
 O

F
 C

A
R

R
IE

R
 J

O
H

N
S

O
N

 +
 C

U
L
T

U
R

E
  

A
N

D
 W

E
R

E
 C

R
E

A
T

E
D

, 
E

V
O

L
V

E
D

 A
N

D
 D

E
V

E
L
O

P
E

D
 F

O
R

 U
S

E
 O

N
, 

A
N

D
 I

N
 C

O
N

N
E

C
T

IO
N

 W
IT

H
 T

H
IS

 P
R

O
JE

C
T

. 
 N

O
N

E
 O

F
 S

U
C

H
 I

D
E

A
S

, 
D

E
S

IG
N

, 
A

R
R

A
N

G
E

M
E

N
T

S
, 

O
R

 P
L
A

N
S

 S
H

A
L
L
 B

E
 U

S
E

D
 B

Y
, 

O
R

 D
IS

C
L
O

S
E

D
 T

O
 A

N
Y

 P
E

R
S

O
N

, 
F

IR
M

, 
O

R
 C

O
R

P
O

R
A

T
IO

N
 F

O
R

 A
N

Y
 P

U
R

P
O

S
E

 W
H

A
T

S
O

E
V

E
R

 W
IT

H
O

U
T

 T
H

E
 W

R
IT

T
E

N
 P

E
R

M
IS

S
IO

N
 O

F
 C

A
R

R
IE

R
 J

O
H

N
S

O
N

+
 C

U
L
T

U
R

E
. 

 F
IL

IN
G

 T
H

E
S

E
 D

R
A

W
IN

G
S

 O
R

 S
P

E
C

IF
IC

A
T

IO
N

S
 W

IT
H

 A
N

Y
 P

U
B

L
IC

 A
G

E
N

C
Y

 I
S

 N
O

T
 A

 P
U

B
L
IC

A
T

IO
N

 O
F

 S
A

M
E

. 
N

O
 C

O
P

Y
IN

G
, 

R
E

P
R

O
D

U
C

T
IO

N
O

R
 U

S
E

 T
H

E
R

E
O

F
 I

S
 P

E
R

M
IS

S
IB

L
E

 W
IT

H
O

U
T

 T
H

E
 

C
O

N
S

E
N

T
 O

F
 C

A
R

R
IE

R
 J

O
H

N
S

O
N

.

PROJECT NO:

FILE NAME:

DRAWN BY:

PLOT DATE:

CHECKED BY:

TITLE:

ISSUES:

1
8
5
 W

 F
 S

t 
su

ite
 5

0
0
, 

S
a
n
 D

ie
g
o
, 

C
A

 9
2
1
0
1

p
h
o
n
e
 6

1
9
.2

3
9
.2

3
5
3

3rd SUBMITTAL
6.9.20

6/9/2020 2:03:52 PM

BIM 360://5937.00-Cisterra
9G/ARCH_Cisterra9G_2018.3.rvt

5937.00

Author Checker

TP.7

55

P
L

A
N

N
E

D
 D

E
V

E
L

O
P

M
E

N
T

 P
E

R
M

IT
 

P
A

C
K

A
G

E

9
G

+ 

+ 

+ 

/ 

NOTE: 
A. THE 1932 BUILDING IS 

ORIGINAL EXCEPT FOR: 
1. THE METAL OVERHEAD 

ROLL -UP DOORS. 
2. THE W!RE MESH WINDOW 

GUARDS 

8. GIP : ABBR. CAST -IN 
Pl.ACE CONCRETE 

EXIST. ROOF TO BE 
DEMOLISHED 

KEYNOTES 
IT] CONCRETE SIDEWALK / GRADE 

r-;;-; KEYSTONE TYPE DECORATIVE 
l..::.J CAST-IN PLACE CONCRETE MOULDING 

W CONCRETE FLOOR 

f':.j BOARD FORMED (CAST-IN-PLACE) 
12.J CONCRETE WALL, PAINTED 

r.:c7 CONCRETE CAST-IN-PLACE (GIP) 
~ BASE/TORUS MOULDING DETAiL, SEE 

5/TP.10 

II] 
II] 

[!] 

[fil 

CONCRETE MOULDED CORNICE BAND 

PARAPET (GIP CONCRETE) 

"FLUTING" DETAIL AT PIER (CIP 
CONCRETE) 

STEEL SASH WINDOWS W/ AWNING 
FUNCTION (SEE DTLS. 1 + 2/TP.9) 

[j]J BEAD MOULDING CONCRETE WINDOW SILL 
(GIP) 

[j] 
[j] 

RECTANGULAR BLOCK GIP CONCRETE 

CIP VERTICAL CONCRETE STRIP DECORATIVE 
RELIEF PROTRUDING FROM WALL PLANE) 

SOUTH ELEVATION WALL 
TO BE DEMOLISHED 
(NORTH, EAST & WEST 
FACADES TO REMAIN, U.O.N.) 

DECORATIVE METAL VENT 

CONCRETE CIP DOOR TRIM (JAMB 

Qj OVERHEAD STEEL ROLL-UP DOOR 
W/ METAL WALL CHANNEL 

B] "BULLET" BOLLARD 

[j]] BUILT-UP ROOFING 

[I§] ROOF OVERFLOW DRAIN 

~ ROOF DRAIN / DOWNSPOUT 

~ METAL SASH SKYLIGHT 

/ 
/ 

/~ SOUTH ~y ELEVATION 

[TI 
& HEAD)~ 

§ 

IE] 

~ 
~ 
gz] 

~ 

CONCRETE GIP PIER 

CONCRETE GIP BEAM / CORBEL 

METAL HANDRAIL 

2X4 STUD WALL @ 16" O.C. 

2x CEILING JOIST @ 24" O.C. 

2X10 FLOOR JOJST @ 16" O.C. 

PLASTER FINISH W1'1LL 

%" WOOD SHEATHING 

~ 

~ 
[TI 
~ 
~ 
l34l 
~ 

C 
:--: ... :~,.; .,,/., 

"/ 

EXIST. ROOF TO BE 
DEMOIJSHED 

1/4" = 1 '-0" 
~ 
o· 

2x14 ROOF RAFTERS @2' -0" O.C. 

(2) 3X 14 WOODEN "BOW" TRUSSES 

¾" STEEL TIE RODS 

STEEL ANGLE 

3X8 ROOF RAFTER 

2X5 WOOD CROSS BRIDGING 

WOOD DOOR 

2x4 ACOUSTIC LAY IN CEILING (WITH 
PLASTER CEIUNG ABOVE) 

2' 8' 

!3711 X WOODEN TREAD AT STAIR 

!381 WROUGHT IRON RAILING 

!391 STEEL "c" CHANNEL 

1401 CORRUGATTED METAL CANOPY (OVERHANG) 

!411 VINYL FLOORiNG 

~ STEEL WINDOWS 

1431 METAL MESH WINDOW GUARDS 

!44! BRICK 

+ 

!451 1 X6 DOUGLAS FIR SHEATHING 

!461 METAL ROOF ACCESS LADDER 

1471 T!LE FLOORING 

!481 STEEL DOOR 

!49 I 2X8 ROOF RAFTER 

!SOI GIP CONCRETE HORIZ. BANDING 

!51 I RECESSED WALL CAVITY W/ UTILITY 
CONNECTION (APPROX. 7 .5" DEEP) 
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NOTE: 

OJ--, 
j 

A THE 1932 BUILDING IS 
ORIGINAL EXCEPT FOR: 

1. THE METAL OVERHEAD 
ROLL -UP DOORS. 

2. THE WIRE MESH WINDOW 
GUARDS 

8. CIP ; ABBR. CAST-IN 
PlACE CONCRETE 

!: 
i! 
" ;-@] 

~3 

11 
~D!',,,i,, ,,'

1 
,_/'""'8}" ,,, ' 

.,,,,,,.✓· 

L,,,,,,, ___ ___c,1~-~-

1 \ 

KEYNOTES 
[!J CONCRETE SIDEWALK / GRADE 

r;;-i KEYSTONE TYPE DECORATIVE 
~ CAST -IN PLACE CONCRETE MOULDING 

[Ij CONCRETE FLOOR 

r.7 BOARD FORMED (CAST-IN-PLACE) 
L'.!:J CONCRETE WALL, PAINTED 

@J CONCRETE CAST-IN-PLACE (CIP) 
BASE/TORUS MOULDING DETAIL, SEE 
5/TP.10 

(I] CONCRETE (CIP) MOULDED CORNICE BAND 

PARAPET (GIP CONCRETE) 

"FLUTING" DETAIL AT PIER (CIP 
CONCRETE) 

II] STEEL SASH WINDOWS W/ AWNING 
9 FUNCTION (SEE DTLS. 1 + 2/TP.9) 

[ill BEAD MOULDING CONCRETE WINDOW SILL 
(CIP) 

[TI RECTANGULAR BLOCK CIP CONCRETE 

[)] CIP VERTICAL CONCRETE STRIP DECORATIVE 
12 RELIEF (PROTRUDING FROM WALL PLANE) 

\ 
j - ,_,,,,,,_,_,,,,,,,,,,,.....,!,...' ....,..-,-.,,,,.,,, __ ,___ , J-,- ,\ "" _,, , ,,,,,,..1 -1.-! "":,.... ..,......,,,_,,,,,,,.,,,,,,,,,,,,,,,,,,,,,.,_,:,,,,,r,,-"-''_,_,,,,, •• ,, • .,.........,l.....,i'......,,-,,,,,,,,,,,,, ,,,,--,,·-i:, ,,,,, , f ., --.,.....,,.--,,11.....,.il""""''I--. 

~ i t II \\, n□~J',,,,,,JJ''"'"'!, .• ,.,.,, •• _.,.,,.-,s,,I F9::~-•--,•••,.!,,'□[:,,•,•·••i!= ! '" DI l□r 

I 

,,,,,, ,,, . I -□!lLJi 
I ! \ __ F_J_ : -[j t··"r-

\ in ! ,,,,,,,, ""'T'l1 ''"t , 
BE:WEE14 COlUtAN BAYS 
6 & 10 Trlt. INSIDE or lHt. WAU. 
WiGS CMREC- Wiil-t 'SL~T WALI.. 
l>N<US, T:--IEREl""ORE NO C85ERIIA110N 
COULQ BE PERrQR:~. /~~~~ □ \ LI 1! 

L --------"---cl_l_ __ -;l;,,------------'--,---'-----------~~~;1--

f0 LONGITUDIAL 
TP.8 

I 

S,ECTiON A-fa, 
1/4" = 1 '-0" 

I 

o· 8' 

• 
I 
I 
I 
I 

~ DECORATIVE METAL VENT [}] CONCRETE CIP PIER ~ 2x14 ROOF RAFTERS @2·-0·• O.C. 

@g (2) 3X14 WOODEN "BOW" TRUSSES 

@] ¾" STEEL TIE RODS 

!3711 X WOODEN TREAD AT STAIR 

!381 WROUGHT IRON RAILING 

!451 1 X6 DOUGlAS FlR SHEATHING 

j46I METAL ROOF ACCESS LADDER 

!471 TILE FLOORING 

~ 
[I§ 

Im 
[j] 

~ 
[§ 
~ 

CONCRETE CIP DOOR TRIM (JAMB 

OVERHFAD STEEL ROLL-UP DOOR 
W/ METAL WALL CHANNEL 

"BULLET" BOLLA.RD 

BUILT-UP ROOFiNG 

ROOF OVERFLOW DRAIN 

ROOF DRAIN / DOWNSPOUT 

METAL SASH SKYLIGHT 

& HEAD) ~ CONCRETE CIP BEAM / CORBEL 

@] METAL HANDRAIL 

IEJ 2X4 STUD W,",LL @ 16" o.c. 
(?~ 2x CEIUNG JOIST @ 24" O,C. 

~ 2X10 FLOOR JOIST @ 16" O,C, 

jgzl Pl.ASTER FINISH WALL 

~ ½" WOOD SHEATHING 

~ STEEL ANGLE 

~ 3X8 ROOF RAFTER 

1B 2X6 WOOD CROSS BRIDGING 

~ WOOD DOOR 

!361 2x4 ACOUSTIC LAY IN CEILING (WITH 
PLASTER CEILING ABOVE) 

!391 STEEL "C" CHANNEL 

!401 CORRUGATTED METAL CANOPY (OVERHANG) 

8JJ VINYL FLOORING 

!421 STEEL WINDOWS 

j43I METAL MESH WINDOW GUARDS 

!44) BRICK 

+ 

!481 STEEL DOOR 

1491 2X8 ROOF RAFTER 

!501 CIP CONCRETE HORIZ. BANDING 

j51I RECESSED WALL CAViTY W/ UTILITY 
CONNECTION (APPROX. 7,5" DEEP) 
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CONCRETE 

(E)AWNING "OPEN" POSITION 
·-· 

1" 

I )e. ST'fL ANGLE 

~ - ";.~ WIRE MESH GLASS 
/"( 

/ 

:-:JI, STEEL PIVOT 
' 

... ~ 
( E )AWNING "CLOSED" 
"-.._/ 

POSITION 

@WINDOVI/ 
T 

I' 
§-/ 

NOTE: KEYNOTES II] 
[I] 

A. •HE 1932 BUILDING iS OJ CONCRETE SIDEWALK / GRADE 
[§] ORIGINAL EXCEPT FOR, (I] KEYSTONE TYPE DECORATIVE 

1 . THE METAL OVERHEAD CAST -IN PLACE CONCRETE MOULDING 
ROLL-UP DOORS. 

[TI CONCRETE FLOOR ~ 2. THE WiRE MESH WINDOW 
GUARDS GJ BOARD FORMED (CAST-IN-PLACE) [ill 

CONCRETE WALL, PAINTED B. CIP : ABBR. CAST -IN 
PLACE CONCRETE @J CONCRETE CAST-IN-PLACE (CIP) 5] 

:; BASE/TORUS MOULDING DETAIL. SEE CT] 5/TP.10 

r·· WIRE MESH GLASS 

~ L 

················':ii 

DETAILS 

/ 
/ 

CONCRETE_/ 

fA• 
\ A )HEAD 
-../ 

Ji," STEEL ANGLE ··r·. , .... ,. J.. 
,; . 2 

·······v ......... . 

~ 
WIRE MESH GLAss:·.:i::: ······v' 

X," STEEL ANGLE ··· ............... ;,'\; 

(EJMUNTIN 

,,., i; ~- ).· 

t'JP"!.,i,, 
0 I 

"1~ 

(E')SILL 
\~.,· 

o· 

-----<\ 
.Ii." STEEL ANGLE .•• 1 ·, 

--1" 2" 

@CROS'.::i Sr- CTIO1\J 
T 

CONCRETE (CIP) MOULDED CORNICE BAND O] DECORATIVE METAL VENT 

PARAPET (CIP CONCRETE) [BJ CONCRETE CIP DOOR TRIM (.JAMB 

"FLUTING" DETAIL AT PIER (CIP [j] OVERHEAD STEEL ROLL -UP DOOR 
CONCRETE) W/ METAL WALL CHANNEL 

STEEL SASH WINDOWS W/ AWNING 5]j "BULLET" BOLLARD 
FUNCTION (SEE DTLS. 1 + 2/TP.9) [Izl BUILT-UP ROOFING 
BEAD MOULDING CONCRETE WINDOW SILL 
(CIP) IT§) ROOF OVERFLOW DRAIN 

RECTANGULAR BLOCK CIP CONCRETE O]] ROOF DRAIN / DOWNSPOUT 

CIP VERTICAL CONCRETE STRIP DECORATIVE @] METAL SASH SKYLIGHT 
RELIEF (PROTRUDING FROM WALL PLANE) 

B-B 

~ 
& HE.AD)~ 

B] 

~ 
~ 
~ 
[fl 

~ 

io 
I ., 

... -·-····-···-· 

6'-1" 

y 
........... ,~ 

I 
cf 

1·_11\,r IJ /~ 

ft)- I• 'I '/ (0-
- .. f ! , ✓'/1! (D -~ 

1:□tJ[ 
... ~. 

,, l \ 
I ' • I \ \ 

/ I .\ 

I 
!l 
g .. 
!l I :1 

!l 

□□□□! ~) 
I 

' 

V - OPERATIONAL 
PANEL (AWNING) 

:~ 

I 

I 
-~ 

! 

I 
i 
' --l-

f 
! 
l 

' ' ; i 

!/ 
! "/ ,! .......... 

' 

• 

(AJSIM . ,., 
I\ ! ,'E'il, ) \ -[,, '-..:::;.,.. 1 

\ SIM t 
I I 

\ ! "' [] \-~ - OPERATIONAL 
PANEL 
{AWNING) 

\ ' . ,. 
.············ ,j:_ 
I 
I ~-• 

! (0)-1-I .... I 
) ' I 

17 
_I ---"':--~-- ... - DECORATIVE 

KEYSTONE TYPE 
CAST IN Pl.ACE 
CONCRf:TE DETNL 

' 

-- ---~--..i. 
' I 

I 
' 

1 J ,. • 

~Ira<\ 

~ GIST IN Pl.ACE 
CONCRf:TE RELIEf 
DETAILING 

"'jt ' . _'1) 
! ~/ I I ' / : \ 1 · 

I i \;11 

r- OPERATIONAL 
PANEL 
(AWNINC) 

vVINDOV✓ TYPE A VVINDOW TYPE 8 I I i • 'I I L..___j 

1 \tVINDOW FLEVATION 
TP.9 

(FOR LOCATIONS OF EACH TYPE, 1/ 2 " = 
I 
o· 

SEE NOTES ON FLOOR PLAN: 1 /TP.2) 

1 / .... = 1 '-0" o· 2' 4' 8' 

CONCRETE CIP PIER ~ 2x14 ROOF P-AFTERS @2'-0" o.c. 
CONCRETE CIP BEAM / CORBEL ~ (2) .3X 14 WOODEN "BOW" TRUSSES 

METAL HANDRAIL @] ¾" STEEL TIE RODS 

2X4 STUD WALL @ 16° O.CT ~ STEEL ANGLE 

2x CEILING JOIST @ 24" O.C. ~ 3X8 ROOF RATTER 

2X10 FLOOR JOIST @ 1611 o.c. ~ 2X6 WOOD CROSS BRIDGING 

PLASTER FINISH WALL [XI WOOD DOOR 

?{," WOOD SHEATHING ~ 
2x4 ACOUSTIC LAY IN CEILING (WITH 
Pl.ASTER CEIUNG ABOVE) 

[·r ·]~~;JI 
...... 1............... . .... " 

~ 

I 
W!NDOW TYPE C -- I 

1' 2' 4' 

/ 
,- UN£ OF FLDOR / 

/ BEYOND (SlOPES UP) / 

! / ~ ----- lliJ-------I I 
I 

J37l t X WOODEN TREAD AT STAIR 

J38I WROUGHT IRON RAILING 

J39I STEEL "C" CHANNEL 

J40I CORRUGATTED METAL CANOPY (OVERHANG) 

J41 I VINYL FLOORING 

[~;ij STEEL WINDOWS 

J43I METAL MESH WINDOW GUARDS 

J44I BRICK 

+ 

EX!STING EXTERIOR WALLS AT 
NORTH, EAST AND WEST ARE TO 
REMAIN IN PLACE. 

PRIOR TO ANY DEMO WORK 
WALLS SHALL BE STABILIZED 
PER PROJECT STRUCTURAL 
ENGINEER'S RECOMMENDATION 
AND ANY DETAILING SHALL BE 
PROTECTED FROM POTENTIAL 
DAMAGE DURING WORK (IE. 
CHIPPING DAMAGE ETC.), COVER 
WITH PLYWOOD, PROVIDE 
TEMPORARY CORNER GUARDS AT 
OPENINGS, PARAPET ETC. 

ORIGINAL STEEL WINDOWS AND 
GLAZING SHOULD BE PROTECTED 
IN PLACE DURING 
CONSTRUCTION. 

FOR CONCRETE REHABILITATION 
WORK SEE NATIONAL PARK 
SERVICE PRESERVATION BRIEF 
#15. 

FOR STEEL WINDOW 
REHABILITATION WORK SEE 
NATIONAL PARK SERVICE 
PRESERVATION BRIEF #13. 

l45i 1 )(6 DOUGLAS FIR SHEATHING 

8]] METAL ROOF A.CCESS LADDER 

@] TILE FLOORING 

1:±m STEEL DOOR 

~ 2X8 ROOF RAFTER 

~ CIP CONCRETE HORIZ. BANDING 

~ RECESSED WALL CAVITY W/ UT!LITY 
CONNECTION (APPROX. 7.5" DEEP) 

TREATMENT 
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EX!ST!NG EXTERIOR WALLS AT 
NORTH, EAST AND WEST ARE TO 
REMA.IN IN PLACE. 

PRIOR TO ANY DEMO WORK 
WALLS SHALL BE STABILIZED 
PER PRO,JECT STRUCTURAL 
ENGINEER'S RECOMMENDATION 
AND ANY DETAILING SHALL BE 
PROTECTED FROM POTENTIAL 
DAMAGE DURING WORK (IE. 
CHIPPiNG DAMAGE ETC.). COVER 
WITH_..PLYWOOD~ .. PROVIDE 
TEMPORARY CORNER GUARDS AT 
OPENINGS PARAPET ETC. 

ORIGJNAL_ STEEL_ WJNDOYf'LAND 
GLAZING SHOUI P BE PROTECTED 
IN PLACE DURING 
CONSTRUCTION 

FOR CONCRETE REHABILITATION 
WORK SEE NATIONAL PARK 
SERVICE PRESERVATION BRIEF 
#15. 

FOR STEEL WINDOW 
REHAB!LITATION WORK SEE 
NATIONAL PARK SERVICE 
PRESERVATION BRIEF # 13. 

@TYP. \!VALL BASE 
TP .3" = 1'-0'' 

NOTE: KEYf\JOTES 
A. THE 1932 BUILDING IS !IJ CONCRETE SIDEWALK / GRADE 

ORIGINAL EXCEPT FOR: r;7 KEYSTONE TYPE DECORATIVE 
1. THE METAL OVERHEAD t3J CAST -IN Pl.ACE CONCRETE MOULDING 

ROLL-UP DOORS. W CONCRETE FLOOR 2. Tl-IE \VIRE MESH WiNDOW 
GUARDS [±j BOARD FORMED (CAST-IN-Pl.ACE) 

CONCRETE WALL, PAINTED B. CIP : ABBR. CAST-IN 
PLACE CONCRETE @J CONCRETE CAST-IN-PLACE (CIP) 

"' BASE/TORUS MOULDiNG DETAIL, SEE 
5/TP.10 

• -I -;,. 

• ID 

' ;,, 

• ., 
I . -

• ,-.. 

@W.ALL 
TP.10 

r~ 
I 

INTERIOR FLOOR/ 
SLAB TO BE 
DEMOLISHED 

I 
~I 
I i 
' I 

I 

SECTION F 
1;2· = ,·-o· 

·············· 

y @-, 
• I -

• I ,-.. i 

@ \/I/A.LL 

@] CONCRETE (CIP) MOULDED CORNICE BAND ~ DECORATIVE METAL VENT 

r· 
I 

I 

EXIST. ROOF AND 
CEILING TO BE 
DEMOLISHED 

INTERiOR FLOOR/ 
SLAB TO BE 
DEMOLISHED 

/! -u] 
I I 
I i 
I i 

SECTION E 

132] CONCRETE CIP PiER 

[zJ PARAPET (CIP CONCRETE) [11 CONCRETE CIP DOOR TRIM (JAMB & HEAD)~ CONCRETE CIP BEAM / CORBEL 

[I] "FLUTING" DETAIL AT PIER (CIP ~ OVERHEAD STEEL ROLL-UP DOOR ~ METAL HANDRAIL 
CONCRETE) W/ METAL WALL CHANNEL 

!j] "BULLET" BOLLt..RD ~ 2X4 STUD WALL @ 16" o.c. 
[[] STEEL SASH WINDOWS W/ AWNING 

FUNCTION (SEE DTLS. 1 + 2/TP.9) !TI] BUILT-UP ROOFING ~ 2x CEIUNG JOIST @ 24" O,C. 

[j] BEAD MOULDING CONCRETE WINDOW SILL 
(CIP) ~ ROOF OVERFLOW DRAIN ~ 2X10 FLOOR JOIST @ 16" o.c. 

[jJ] RECTANGULAR BLOCK CIP CONCRETE ~ ROOF DRAIN / DOWNSPOUT ~ PL;.STER FINISH WALL 

~ CIP VERTICAL CONCRETE STRIP DECORATIVE [?_g METAL SASH SKYLIGHT ~ ¼," WOOD SHEATHING 
RELIEF (PROTRUDING FROM WALL PLANE) 

• -I 
"' 

'.f ! @;\ -, 

• 
"' I -

'i--

i 
[TI)-l i-

h I 
------ - __ , ___ _ 

~ 
~ 
~ 
@)j 

@] 

1B 
~ 

~ 

EXIST. ROOF AND 
~--H CEIUNG TO BE 
i DEMOLISHED 
i 
i 
I c---j, ?i 
I I 
I i f451----i 
/ I - / 
' 1· I : / 
I I 
I . I 
. / 

INTERIOR FLOOR/ 
SLAB TO BE 
DEMOLISHED 

, \ 
/ ' 

/ \ 

SECTION D (1"\ vVALL 
1;2· = 1'-o· 

2x14 ROOF RAFTERS @2'-0" O .. C. {;0 1 X WOODEN TREAD AT STAIR 

(2) 3X14 WOODEN "BOW" TRUSSES !381 WROUGHT IRON RAILING 

3/.," STEEL TIE RODS !391 STEEL "c" CHANNEL 

STEEL ANGLE l4oi coRRUGATTED METAL CANOPY (OVERHANG) 

3X8 ROOF RA.FTER \411 VINYL FLOORING 

2XS WOOD CROSS BRIDGING !421 STEEL WiNDOWS 

WOOD DOOR j43i METAL MESH WINDOW GUARDS 
2x4 ACOUSTIC LAY IN CEILING (WITH 

144! BRICK Pl.ASTER CEILING ABOVE) 

+ 

L ............ . 
EXIST. ROOF AND 
CEILING TO BE 
DEMOLISHED 

\ 
' 

EXIST. OPENING TO 
BE INFILLED WITH 
NEW STOREFRONT 
SYSTEM. THIS 
STOREFRONT 
SYSYTEM SHALL BE 
SET BACK 1'-8" 
SO THE "FLUTING" 
ON THE INSIDE 
JAMB REMAINS 
VISIBLE ON THE 
EXTERIOR. 

I 
I 

INTERIOR FLOOR/ 
SU-B TO BE 
DEMOUSHED 

u]-,, 

\ 

SECTiON C 
1/2" = 1·-0· 

o· r 2' 4' 

!451 1 X6 DOUGLAS FIR SHEATHING 

B] METAL ROOF ACCESS LADDER 

@j TILE FLOORING 

~ STEEL DOOR 

~ 2X8 ROOF RAFTER 

l§Q) CIP CONCRETE HORIZ. BANDING 

~ RECESSED WALL CAViTY W/ UTILITY 
CONNECTION (APPROX. 7,5" DEEP) 
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M:Lil Proc,essi,lg Cenlcr 
FcdernJ Aviation Admini.strmion 
Southwest R ·gional Ofiioe 
Obstmction E,·,,Juntion Group 
IOIOl Hillwood Parkwa)· 
l'ort Worth. TX 76117 

I ·sued Date: 09/12/2019 

Pmll Thometz 
Cistcm, 
J580 Cannel Mountain road 
San Die.go. "A 92130 

eronauticnl Stud)' No. 
2019-A WP-9554--0E 

•• DF.TF.RMlNATION OF '0 HAZA RD O ATR A l GA T ION •• 

The Federal Avia1ioo Administrstioo h;1~ eonduc1ed a11 aero,1au1ic,11 s1udy u11der the pro,,isioit> or 49 U.S. 
Sectio11 447 18 and if applicable T\o le 14 of the Code or Federal Resula1ions, ran 77, cone,erni11g: 

Struc1urc.: 
Location: 
Latitude: 
Longitude: 
HeighlS'. 

Building 9G Tower 
San Diego. CA 
32-42-44.80:S AD 83 
117-00-22.85\V 
47 feet si1e elevation (SE) 
321 feet above gmund level (AGL) 
368 feet above mean sea level ( . .\MSL) 

Thi. acronau1.ic1~ study revcnlcd 1.hnt the sm1c1urc docs c~cccd obstruction stw,dards but would noc be n haza1 
to air naviga tioo pro,,idcd the following rond.ition(s). if uny, is(are met: 

A~ o condition to 11,i Ot;1em1i1~11ion, !he stn1c1urc i to be;, m,1.rke<l/lightod in :occord"1,i;c with l' AA Ad••i::ory 
circular 70/7#,0-l L Change 2, Obsrno ·tion !',l:orking and Lightin@, red lights - Cl~opters 4.S{Rcd)., ·.12. 

An)! f;1ihm; (ir 111;dfonc1i0t1 1h;11 la~s m<)r(: 11,;m thirty (30) ,r,imuc :ind aJrec1:s: a top ligh1 or n:,shing ob3lnu;li 
liiiJ11, rega,dless ofit, posit ion, ,hould be repor1cd immediatdy lo (877) 487,6867 so a N<~oc-c 10 1\ inuen 
( OTA ) ctw be · ii. ued, 1\1. Y,on a,is Ute nomt;!.I opernlloo h; n;.~ored. nolifr 1he );mnc number. 

It i~ rc<1uired 1ha1 FAA Fonn 7460-2. 01ice of Actual 01kSlrl.K'tio11 or A'1er.11ion. l>e e-file<I :my 1ime the 
pmjecl is ab:mdom.·d or: 

_ A, leas, 10 da pri r 10 stort of cnns,noctinn (7460-2. P3rt I) 
_ x _ Will1in 5 days after the. constnoctioll reaches its g,rea1c>1 height (74(,0-2. Pan 2) 

This dctemiinmion expires on 03/12/202 1 11nless: 

tu) the oor>Slru<tion is starled (110I mx:o;s,;arily comp1"1cd) and f',\A Fom, 7460-2. 'olicc ol' A<lun 
Constnoctioo or Al1erution. is received by this orlioe. 

(b) c<icndcd. rcvi,("1. or 1crmino1cd by the i=ing office. 
(c) the oonstru<:tion is :subject to the lkcn.sing m1thority of the- Fe-dual Com1mu1icnlions Commissi 

(FC ) and . n ~pplic•tion for, conslruttion pem1i1 hrus been filed . :is rec1uircd by Ilic FCC. will 

Page I of J 

Mu.i i Procc•sing Center 
Fede-ml Aviation Admi1li..slrntion 
Sou1hwes1 Regional omcc 
Obstn1ction E't1ahmtion Group 
10 101 Hillwood Parkwa)' 
For! Wonh. TX 76177 

Issued Dote: 09/25/20! 9 

Paul Thometz 
Ci l'itanl 
35-80 Cunnc:1 ~fou nlnin road 
San Diego, • 92130 

Aeronaul icnl Study o. 
2019-AWP-9907-OE 

••OETF.RMJ ATION OF 'O HAZ RO TO AIR NA VIGATIOI'- FOR TF.:\1 PORA RY STRV T RE•• 

The Federal Avi:uion Administ 1irn1 lrns conducted an :i,emnsuti al . tudy under the 1>mvL~ io,u. of 49 U.S.C .• 
Secrion 447 18 and if opplic,1ble Tio le 14 of the Codo of Federal Rcgu lotions. p,rn 77, roncc,nin£: 

Struc'lure: 
Location: 
L11i1ude: 
Longitude: 
Heights: 

Cr.me 9G Tower 
san dicgo. CA 
32-42-43.57N NAO 83 
117-09-- 1 .. 89\ 
45 feet site ele,•ation (SE) 
365 feel above ground level (AGL) 
410 feel above mean °a levol (AMSL) 

This aeronauticnl study revealed thnt the temporary lrocture doc exceed oll«<niclion tand:i.rd but would no1 
be n hnz:nn:l to air navigaLioo prcwidcd Lhc condi tion(s). if .nn)•. in this letter is (nrc) met: 

••Su[; xrrA 'HME . f'OR ADDJ'l'IONA.L ·o DITTON( ') OR I FORMATION° 

Thi.:, deiem,in.ruion is tx,sed, in 1>0rl, cm '111;: foregoing: <lescripcion whi ·h inc ludes ~p · ·ific -coor<lin;;.llles, heigh ls, 
w:qucn ·y(ics) and power. i\ny ch,.u1ie, in coor<Jinate,. l>c1gbi. atKI frc11uct,i;ies or use of gre"lcr p<,w;;r, e~cepl 
tho..~ frct11,1.e ndr:.s ~1,ecilied in IJ~ CoJo Void Cl:1use o:ililion; J1tena:i S)•Slttn Co,..Loc;,1ion~ Vohml:.tr)' Bes:1 
Pr.u:lit.:es, cffc.cLi vc: 21 ov 2007. wUJ void 1hi.s deh::rmi.11.ition . Any fo1urt con,Slrut..11011 or alh!TJIIOL1 ► im:ludin~ 
increasc 10 heigt11s, power or Ute addition of Olher lr.msmincrs. te(1uires ocparn1e notice to Uie FAA. 'Tltis 
<.1C:ti;;rmim1ti0t1 iricludes al l pre,·iously 1ltd fl"Qque:nc:ie~ a rMJ po, r for 1hi ;s. ~lrut.:lun:. 

Thi,) dc.:tc1mination doo i1x:lude lemporar)' con~i1uction equ i1,men1 sud, a,.; cr:mcx,. derri ck-", el<.· .. which 11'1:1)' be 
used durins .tt:tu,11 <.:(nl~l 1l.le1io1, u f s1nu::1 11 tt . Ho,,<e,•e1. 1hl;\ t<1ui1)mc1,1 hitl l 1)0t e,ccccJ 1he ove1.tll 'tieigh1 tL" 

indiea1cd above. Equipme111 whieh has a height greater 111311 the Sllld ied >1n1c1ure l\.'qui rc" ,iep;;r;ltc notice 10 the 
FAA. 

This dctcm,inaLion oonec1ns 1hc effect of Lhis 1cmpor.uy s..rucmrc on die safe :.md cfficicm use of navigable 
:1.irspacc by :aircraft ru1d doc. 1k>l relic c 1hc ;~po,,sor or compliance responsibilities relating 10 any I. w. 
ordin.mcc. or reJ:ulmio11 or any Federal. State. or local government bod)'. 

A copy of1hi dctcm1ino1ion will be forwarded 101hc Federnl A iation Adminism,1ion Flight Procedure Office 
if the srnoe1111c is subject to the issuance or 11 '01icc To AiJOnan ( OTAM). 
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6 1mmths of the (hite of this dctennination . ln imch case, the dctenni,rntion expires on the <l.-1te 
prc~cribed by the FCC for completion of constmction , or the d 11l e. the FCC denies the appl ication . 

NOTE: REQUEST FOR EXTENSION OF THE EFFFCTIVE PERIOD OF THIS DETERMINATION MUST 
BEE-FILED AT LEAST lo DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION 
OE CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETER 'v!INE THAT NO 
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE 
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD. 

1l1is dete rmination is based , in part , on the foregoing description wl1ich includes specific coordinates, heights, 
frequencyOes) and power. Any change.,;. in coordinates, heights, and frequencies or nsc of greater power except 
thm;e frcqncncics specified in the Co1o Void Clm1se Coalition; Antcnrm System Co-Location; Vohmtary Best 
Practice,,;., effective 2l Nov 2007. will void thi ,,; dctenninarion . Any future constmcrion or alteration inch1ding 
increase to heights , power. or the add ition of other transmitters. requires separate notice to the FAA. 111is 
determination inclucles all previously filed frequencies and power for this struct11re. 

If construction or alleralion is dl smanlled or destroyed, you mH."-t ~ubmit notice to the FAA within 5 dr1ys <1fter 
the construction or ~lteration is di .e,mantlcd or destroyed . 

Thi5 detennination does include temporn.ry constmction eqnipment such as cranes, derrick~. etc .. which may be 
used during actual constniction of ~he stmct\Jre, However, thi f. equ1pment shall not exceed tl1e overall heights af. 
indicated above. Equipment which ha5 a height greater than the studied strncture requires f.eparate notice to the 
FAA. 

This detennini.1tion concerns the effect of thi s structure on the . .-.ate and efficient nsc of navigable :.1ir.o;.pace 
by aircraft ~md docs not relieve the sponsor of compli::mce responsibil~tles rcl.:1ting to any law, ordimmcc, or 
rcg11hltion of any Fcdernl, Stutc, or local government body. 

If we can be of fnrlher r1ss istance, please contact our office at (424) 40.1-7641. or buen,mcdonr1l<l@faa,gov. On 
any futllre correspondence concerning this matler. please refer to Aeronauiical Sludy Number 201 9-A WP-9.1.14-
OE. 

Signature Control No: 414607185-417125244 
Karen McDonald 
Speciali . .-.t 

Atrnchmenl(s) 
M,ip(s) 

Pugc 2 of3 

(EBO) 

If you have any questions, please contact our office at (424) 405-7643, or karen .mcdon.ald@faa.gov. On any 
furun:-L:urft-:Sµu11<l~llL'.~ L'.u11c~rn i11g thi s 11 mlt~r, µl~as~ 1efor tu At·:ru1i.r1.utii.:al S tudy NurnbtT 20 19-A WP-9907-OE 

Signature Control No: 415573727-418221333 
Karen McDonald 
Specialist 

( TMP) 
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Additional Condition(s) or Information for ASN 2019-AWP-9907-OE 

Propos.at To construct ancl/or operate a(n) Crane to a height of 16'.1 feet above ground level, 410 feet above 
meru1 sea leveL 

Location~ The strncturewil] he located 2.1 ~ nauticai miles. srn1theast of SAN Airpm1 reference point. 

Part.77 Obstruction Standard(s) Exceeded and Aeronautical Impacts, if any, 
Seclion 77.17 (a) (2) by 165 feet - a height that exceeds 245 feet above mean sea level wi1!1in 2. 1 'l nautical 
miles of SAN. 

Scc1ioo 77.17 (a) (:i) a l1eight tha1 affects an Airport Surface hy penetrating: 
Section 77. l 9 (a) Horizontal Surface by 244 feet as applied to SAN. 

Preliminary FAA studl Indicate~ that the above mentioned structure would: 
have no effect on any existing or proposed .arriv.11. departure , or en route instrument/vis.u.11 flight niles (IFR/ 
VFR) minimum flight altitudes. 
not exceed traffic pattern ai rspace 
have no pl1ysic.1l or electromagnetic effect on the opernfjon of air n.1vig.at ion and communications fa citit.ie~. 
have no effect on l:my airspace and rollies 1rncd by the mi litary. 

Based on this aeronautical study, th e strncture won kl not constitute a s11hstantial adverse effect on aeronautical 
operations or proced11res heca11se· it will he temporary . Tl1e temporary slructure would not be coosiden~d a 
hazard to air navigation prov ided all of the conditions S.pecified in. t11is detetminat ion are. stri ctly met. 

As a condition to this DctelTilimnion. the s1n1cturc is to be marked/lighted in accordance with FAA 
Advisory circular 70/7460-1 L Ch,mgc 2. Ohstniction Marking and Lighting. l1<1gs/rcd light,• Choplcrs 
3(Marked).4.5(Rcd) ,& 12. 

Any foilurc or malfunctin11 that lases more than thirty {'10) minutes and affects a top tighl or llasbing obs1ruclion 
Hght, regardless of its position, sh011td be rcporied imme<liately to (877) 487-6867 so a Notice 10 Ainnen 
(NOTAM) can be iss11ed. As s.oou as the normal -operation is re-stored, notify the s.ame number. 

It is required tlrnl the manager of SAN DIEGO TNTL@ (619) 400-2761 he notified at least 3 bnsiness dtiys 
prior to.the temporary structnre being ere-cted ~md ag~in when the structur'e is rem0\1ed from 1he site . 

This detcnnination expires on 03/2V202l 1.mlcss extended, revised, or terminated by the issuing office. 

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THTS DETER MTN A TION MUST 
BEE-FILED AT LEAST 1:i DAYS PRIOR TO THE EXPIRATION DATF. AFTER RE-EVALUATION 
OF CURRENT OPERA TiONS TN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO 
SIGNIFICANT AERONAUTICAL CHANGES HA VE OCClJRRED. YOUR DETERMINATION MAY BE 
ELIGIBLE FOR ONE EXTENSION OF TI!E EFFECTIVE PERIOD. 
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1. FOR STREETSCAPE, STREET LIGHTS, AND STREET TREES REFER TO ARCHITECT KEYNOTES 

DRAWINGS 

IF A 3" OR LARGER METER IS REQUIRED FOR THIS PROJECT, THE OWNER/PERMITTEE 
SHALL CONSTRUCT A NEW METER VAULT BELOW GROUND WITHIN THE PUBLIC ROW IN 
A MANNER SATISFACTORY TO THE PUBLIC UTILITIES DIRECTOR AND CITY ENGINEER 

(D REPLACE EXISTING CURB, GUTTER, AND SIDEWALK PER CITY STREETSCAPE 
MANUAL 

(D REPLACE EXISTING CURB RAMP PER SDG-132 SIDEWALK PER CITY 
STREETSCAPE 
MANUAL 

SITE 14' 

40' 

26' 

EX. AC 
PAVEMENT 

----

~l 
r-) 
,) co 

_v_ 
-'-, 

C) 

C-" '::._,I 0 
-l 
[Q 

----

D 

40' 

26' 14' 

ALL PROPOSED WATER AND SEWER FACILITIES (PUBLIC AND PRIVATE) WITHIN THE 
PUBLIC ROW OR PUBLIC EASEMENT MUST BE DESIGNED, CONSTRUCTED, OR 
ABANDONED IN ACCORDANCE WITH THE CRITERIA ESTABLISHED WITHIN THE CITY OF 
SAN DIEGO'S CURRENT WATER AND SEWER FACILITY DESIGN GUIDELINES, REGULATIONS, 
STANDARDS, AND PRACTICES PERTAINING THERETO. 

@ 

© 
® 
® 
(j) 

DRIVEWAY PER SDG-159, WIDTH PER PLAN 

EXISTING WATER SERVICE TO BE KILLED AT MAIN 

EXISTING WATER METER TO BE REMOVED 

EXISTING FDC TO BE REMOVED 

3' MIN__i 
!=="====i,c=r---

VARIES {VARIES 0-6%) 

4. ALL WATER LINES SERVICING THIS DEVELOPMENT MUST PASS THROUGH A PERMITTED, 
PRIVATE, ABOVE GROUND, BACKFLOW PREVENTION DEVICE (BFPD) 

THE OWNER/PERMITTEE SHALL BE RESPONSIBLE FOR ANY DAMAGE CAUSED TO CITY 
OF SAN DIEGO WATER AND SEWER FACILITIES IN THE VICINITY OF THE PROJECT SITE, 
DUE TO THE CONSTRUCTION ACTIVITIES ASSOCIATED WITH THIS PROJECT, IN 
ACCORDANCE WITH MUNICIPAL CODE SECTION 142.0607 IN THE EVENT THAT ANY SUCH 
FACILITY LOSES INTEGRITY THEN, THE OWNER/PERMITTEE SHALL REPAIR OR 
RECONSTRUCT ANY DAMAGED PUBLIC WATER AND SEWER FACILITY IN A MANNER 
SATISFACTORY TO THE PUBLIC UTILITIES DIRECTOR AND THE CITY ENGINEER 

THE PROPOSED PROJECT WILL COMPLY WITH ALL THE REQUIREMENTS OF THE 
CURRENT CITY OF SAN DIEGO STORM WATER STANDARDS MANUAL BEFORE A GRADING 
OR BUILDING PERMIT IS ISSUED. IT IS THE RESPONSIBILITY OF THE 
OWNER/DESIGNER/APPLICANT TO ENSURE THAT THE CURRENT STORM WATER 
PERMANENT BMP DESIGN STANDARDS ARE INCORPORATED INTO THE PROJECT. 

PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITTEE 
SHALL ENTER INTO A MAINTENANCE AGREEMENT FOR THE ONGOING PERMANENT BMP 
MAINTENANCE, SATISFACTORY TO THE CITY ENGINEER. 

PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITTEE 
SHALL INCORPORATE ANY CONSTRUCTION BEST MANAGEMENT PRACTICES NECESSARY 
TO COMPLY WITH CHAPTER 14, ARTICLE 2, DIVISION 1 (GRADING REGULATIONS) OF 
THE SAN DIEGO MUNICIPAL CODE, INTO THE CONSTRUCTION PLANS OR SPECIFICATIONS. 

PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITTEE 
SHALL SUBMIT A WATER POLLUTION CONTROL PLAN (WPCP). THE WPCP SHALL BE 
PREPARED IN ACCORDANCE WITH THE GUIDELINES IN PART 2 CONSTRUCTION BMP 
STANDARDS CHAPTER 4 OF THE CITY'S STORM WATER STANDARDS. 

F:\Projects\ 1459\002\Plans\Entitlements\ 1459-002-CPG-CG.dwg (7/2/2020 7:58 AM) Plotted by: Brittany Ciouri 

® 
EXISTING SEWER LATERAL, TO BE ABANDONED AT THE PL 

EXISTING SEWER CLEANOUT TO BE REMOVED 

@ EXISTING GAS SERVICE AND METER TO BE REMOVED 

@) EXISTING SDG&E TRANSFORMERS TO BE REMOVED/RELOCATED 

@ EXISTING COMMUNICATION AND ELECTRICAL BOX TO REMOVED/RELOCATED 

@ EXISTING STREETLIGHT AND BOX TO BE RELOCATED 

@ DRIVEWAY PER SDG-163, WIDTH PER PLAN 

@ EXISTING TRAFFIC SIGNAL TO REMAIN, PROTECT IN PLACE 

@ EXISTING PARKING METER TO BE RELOCATED 

@) EXISTING ELECTRICAL AND COMMUNICATION VAULTS AND ELECTRICAL RISER TO 
REMAIN, PROTECT IN PLACE 

@ EXISTING SIGN TO BE RELOCATED 

UNDERGROUND SDG&E VAULT 

CURB OUTLET PER SDRSD D-25A 

3" MAX 

~ ~7 
REPLACE 
CURB & GUTTER 

EX. 
CURB & 
GUTTER 

GSTREET 
NOT TO SCALE 

LEGAL DESCRIPTION 
THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE 
CITY OF SAN DIEGO, IN THE COUNTY OF SAN DIEGO, STATE OF 
CALIFORNIA, AND IS DESCRIBED AS FOLLOW: 

LOTS A, B, C, K AND L IN BLOCK 83 OF HORTON'S ADDITION, 
IN THE CITY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING 
TO MAP THEREOF ON FILE IN THE OFFICE OF THE COUNTY 
RECORDER OF SAN DIEGO COUNTY. 

APN: 535-136-01 -00 

GRADING QUANTITIES 
TOTAL SITE AREA: 
DISTURBED AREA: 
AMOUNT OF CUT: 
MAX. DEPTH OF CUT: 
AMOUNT OF FILL: 
MAX. DEPTH OF FILL: 
AMOUNT OF EXPORT: 

0.575 AC 
0.575 AC 
21,500 CY 
n...£1 
0 CY 
0 FT 
21,500 CY 

GRADING QUANTITIES ARE APPROXIMATE AND SUBJECT 
TO CHANGE BASED ON FINAL DESIGN. QUANTITIES 
SHALL NOT BE USED FOR BIDDING PURPOSES. 

THE BASIS OF BEARINGS 
THE BASIS OF BEARINGS OF THIS SURVEY IS THE CENTERLINE 
OF "G" STREET AS SHOWN ON MAP 15267. I.E. N 89"51 '44"W 

TOPOGRAPHY SOURCE 
SAN DIEGO LAND SURVEYING & ENGINEERING, INC 
9665 CHESAPEAKE DRIVE, SUITE 445 
SAN DIEGO, CA 92123 
ALTA/NSPS LAND TITLE SURVEY DATED MAY 23, 2019 
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MECH.

MECH.

MC

Level Breakdown
Level 6 

Parking/Garage - EXEMPT

Level Breakdown

Residential - 14,360 sf

Total - 16,468 sf

Amenities - 2,108 sf

Level 7 

Level Breakdown
Level 8-19

Residential - 16,473 sf

Total - 16,473 sf Total - 16,423 sf

Level Breakdown
Level 20

Residential - 16,423 sf

21 SF
BALCONY

40 SF
CORE

50 SF
BALCONY
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Total - 16,349 sf

Level Breakdown
Level 21 

Residential - 16,308 sf

44 SF
BALCONY

21 SF
BALCONY

141 SF
BALCONY

(+41sf for FAR only)

Residential Balcony 
(first 100sf not included in FAR) - 41sf

Total - 12,086 sf

Level Breakdown
Level 22

Residential - 8,447 sf

Amenities - 3,639 sf

95 SF
BALCONY

Level Breakdown

Open Area - 1,444 sf

Total - 1,884 sf

Level 7 - Exterior Common Area 

Pet Area - 440 sf

440 sf

Total - 4,250 sf

Level Breakdown
Level 22 - Exterior Common Area

Open Area - 4,250 sf

89' - 2 5/8"
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	Att7_9G Applicant Findings
	Att5_9G_Applicant Draft SDP Fidings_06.08.20
	1.   A property will be used as it was historically or will be given a new use that requires minimal change to its distinctive materials, features, spaces and spatial relationships.  The subject property will be given a new use that will require subst...
	2.   The historic character of a property will be retained and preserved.  The removal of distinctive materials or alterations of features, spaces and spatial relationships that characterize a property will be avoided.  But the historical character of...
	3.   Each property will be recognized as a physical record of its time, place and use.  Changes that create a false sense of historical development, such as adding conjectural features or elements from other historic properties, will not be undertaken...
	4.   Changes to a property that have acquired historic significance in their own right will be retained and preserved.  No changes to the property that have acquired historic significance in their own right exist.
	5.   Distinctive materials, features, finishes and construction techniques or examples of craftsmanship that characterize a property will be preserved.  The distinctive materials, features, finishes and construction techniques at the street level will...
	6.   Deteriorated historic features will be repaired rather than replaced.  Where the severity of deterioration requires replacement of a distinctive feature, the new feature will match the old in design, color, texture and, where possible, materials....
	7.    Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.  Treatments that cause damage to historic materials will not be used.  This Standard can be met.
	8.    Archaeological resources will be protected and preserved in place.  If such resources must be disturbed, mitigation measures will be undertaken. No such resources are anticipated.
	9.  New additions, exterior alterations or related new construction will not destroy historic materials, features or spatial relationships that characterize the property.  The new work shall be differentiated from the old and will be compatible with t...
	10.  New additions and adjacent or related new construction will be undertaken in such a manner that, if removed in the future, the essential form and integrity of the historic property and its environment would be unimpaired.
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	Att9_9G Historic Treatment & Monitoring Plan
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	Att7_9G Monitoring Plan

	Att10_9G SDPD Recommendation
	Att11_9G Consistency Eval & MMRP
	649856_9G_Consistency Eval_07.06.20
	DOWNTOWN
	FINAL ENVIRONMENTAL IMPACT REPORT (Downtown FEIR)
	CONSISTENCY EVALUATION
	FOR THE
	9G TOWER PROJECT
	DOWNTOWN FEIR CONSISTENCY EVALUATION
	1. PROJECT TITLE:  9G Tower ("Project")
	2. DEVELOPER:  Cisterra
	3. PROJECT LOCATION AND SETTING:  The Downtown Community Planning (DCP) area includes approximately 1,500 acres within the metropolitan core of the City of San Diego, bounded by Laurel Street and Interstate 5 on the north; Interstate 5, Commercial Str...
	The proposed redevelopment is located at a 0.57 acre site at 659 9th Avenue in the Employment/Residential Mixed-Use land use district of the Centre City Planned District Ordinance (CCPDO) and the East Village neighborhood of the DCP area.
	5. CEQA COMPLIANCE: The DCP, CCPDO, Redevelopment Plan for the Centre City Redevelopment Project and related activities have been addressed by the following environmental documents, which were prepared prior to this Consistency Evaluation and are here...
	FEIR for the DCP, CCPDO, and 10th Amendment to the Redevelopment Plan for the Centre City Project (State Clearinghouse Number 2003041001, certified by the Redevelopment Agency (Resolution No. R-04001) and the San Diego City Council (City Council) (Res...
	Addendum to the Downtown FEIR for the 11th Amendment to the Redevelopment Plan for the Centre City Redevelopment Project, Amendments to the DCP, CCPDO, Marina Planned District Ordinance, and Mitigation, Monitoring and Reporting Program of the Downtown...
	Second Addendum to the Downtown FEIR for the proposed amendments to the DCP, CCPDO, Marina Planned District Ordinance, and Mitigation, Monitoring and Reporting Program (MMRP) certified by the Redevelopment Agency (Resolution No. R-04508), with date of...
	Third Addendum to the Downtown FEIR for the RE District Amendments to the CCPDO certified by the Redevelopment Agency (Resolution No. R-04510), with date of final passage on April 21, 2010.
	Fourth Addendum to the Downtown FEIR for the San Diego Civic Center Complex Project certified by the Redevelopment Agency (Resolution No. R-04544) with date of final passage on August 3, 2010.
	Fifth Addendum to the Downtown FEIR for the Industrial Buffer Overlay Zone Amendments to the CCPDO certified by the City Council (Resolution No. R-308724) with a date of final passage on February 12, 2014.
	Sixth Addendum to the Downtown FEIR for the India and Date Project certified by the City Council (Resolution No. R-309115) with a date of final passage on July 14, 2014.
	The Final Supplemental Environmental Impact Report for the Downtown San Diego Mobility Plan certified by the City Council on June 21, 2016 (Resolution R-310561).
	The City of San Diego FEIR for the Climate Action Plan (“CAP FEIR”) certified by the City Council on December 15, 2015, (City Council Resolution R-310175) which includes the Addendum to the CAP FEIR certified by the City Council on July 12, 2016.
	The Downtown FEIR and the CAP FEIR are “Program EIRs” prepared in compliance with California Environmental Quality Act (CEQA) Guidelines Section 15168. The aforementioned environmental documents are the most recent and comprehensive environmental docu...
	This Downtown FEIR Consistency Evaluation (“Evaluation”) has been prepared for the Project in compliance with State CEQA and Local Guidelines. Under these Guidelines, environmental review for subsequent proposed actions is accomplished using the Evalu...
	Under this process, an Evaluation is prepared for each subsequent proposed action to determine whether the potential impacts were anticipated in the Downtown FEIR and the CAP FEIR. No additional documentation is required for subsequent proposed action...
	If the Evaluation identifies new impacts or a substantial change in circumstances, additional environmental documentation is required. The form of this documentation depends upon the nature of the impacts of the subsequent proposed action being propos...
	If the lead agency under CEQA finds that pursuant to Sections 15162 and 15163, no new significant impacts will occur or no new mitigation will be required, the lead agency can approve the subsequent proposed action to be within the scope of the Projec...
	6. PROJECT-SPECIFIC ENVIRONMENTAL ANALYSIS:  See attached Environmental Checklist and Section 10 Evaluation of Environmental Impacts.
	7. MITIGATION, MONITORING AND REPORTING PROGRAM: As described in the Environmental Checklist and summarized in Attachment A, the following mitigation measures included in the MMRP, found in Volume 1.B.2 of the Downtown FEIR, will be implemented by the...
	AQ-B.1-1; HIST-A.1-1; HIST-A.1-2; HIST-B.1-1; PAL-A.1-1; NOI-B.1-1; NOI-C.1-1; TRF-A.1.1-2
	8. DETERMINATION: In accordance with Sections 15168 and 15180 of the CEQA Guidelines, the potential impacts associated with future development within the DCP area are addressed in the Downtown FEIR prepared for the DCP, CCPDO, and the six subsequent a...
	Significant but Mitigated Impacts
	 Air Quality:  Construction Emissions (AQ-B.1) (D)
	 Paleontology: Impacts to Significant Paleontological Resources (PAL-A.1) (D/C)
	 Noise: Interior Traffic Level Increase on Grid Streets (NOI-B.1) (D)
	Significant and Not Mitigated Impacts
	 Air Quality: Mobile Source Emissions (AQ-A.1) (C)
	 Historical Resources:  Archeological and Built Environment (HIST-B.1) (D/C) and HIST-A.1-1 and HIST-A.1-2
	 Water Quality:  Urban Runoff (WQ-A.1) (C)
	 Land Use: Physical Changes Related to Transient Activity (LU-B.6) (C)
	 Noise: Exterior Traffic Level Increase on Grid Streets (NOI-A.1) (C)
	 Traffic: Impact on Surrounding Streets (TRF-A.1) (C)
	 Traffic: Impact on Freeway Ramps and Segments (TRF-A.2) (C)

	In certifying the Downtown FEIR and approving the DCP, CCPDO, and 10th Amendment to the Redevelopment Plan, the City Council and Redevelopment Agency adopted a Statement of Overriding Considerations which determined that the unmitigated impacts were a...
	Overriding Considerations
	1. Develop downtown as the primary urban center for the region
	2. Maximize employment opportunities within the downtown area
	3. Develop full-service, walkable neighborhoods linked to the assets downtown offers
	4. Increase and improve parks and public spaces
	5. Relieve growth pressure on outlying communities
	6. Maximize the advantages of downtown’s climate and waterfront setting
	7. Implement a coordinated, efficient system of vehicular, transit, bicycle, and pedestrian traffic
	8. Integrate historical resources into the new downtown plan
	9. Facilitate and improve the development of business and economic opportunities located in the downtown area
	10. Integrate health and human services into neighborhoods within downtown
	11. Encourage a regular process of review to ensure that the Plan and related activities are best meeting the vision and goals of the Plan.

	The proposed activity detailed and analyzed in this Evaluation are adequately addressed in the environmental documents noted above and there is no change in circumstance, substantial additional information, or substantial Project changes to warrant ad...
	SUMMARY OF FINDINGS:  In accordance with Public Resources Code Sections 21166, 21083.3, and CEQA Guidelines Sections 15168 and 15183, the following findings are derived from the environmental review documented by this Evaluation and the Downtown FEIR ...
	ENVIRONMENTAL CHECKLIST
	10. EVALUATION OF ENVIRONMENTAL IMPACTS
	 Significant and Not Mitigated (SNM)
	 Significant but Mitigated (SM)
	 Not Significant (NS)
	 Air Quality: Mobile Source Emissions (AQ-A.1) (C)
	 Historical Resources:  Archeological (HIST-B.1) (D/C)
	 Water Quality:  Urban Runoff (WQ-A.1) (C)
	 Land Use: Physical Changes Related to Transient Activity (LU-B.6) (C)
	 Noise: Exterior Traffic Level Increase on Grid Streets (NOI-A.1) (C)
	 Traffic: Impact on Surrounding Streets (TRF-A.1) (C)
	 Traffic: Impact on Freeway Ramps and Segments (TRF-A.2) (C).
	The following Overriding Considerations apply directly to the proposed Project:
	1. Develop downtown as the primary urban center for the region
	2. Maximize employment opportunities within the downtown area
	3. Develop full-service, walkable neighborhoods linked to the assets downtown offers
	4. Relieve growth pressure on outlying communities
	5. Implement a coordinated, efficient system of vehicular, transit, bicycle, and pedestrian traffic
	6. Facilitate and improve the development of business and economic opportunities located in the downtown area
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