
 
DATE ISSUED: July 25, 2018 REPORT NO. HO-18-045 
  
HEARING DATE:            August 1, 2018 
 
SUBJECT: Matsubura Residence CDP, Process Three Decision 
 
PROJECT NUMBER: 578098 
 
OWNER/APPLICANT: David Matsubara and June Matsubara, Owner and Applicant  
 
SUMMARY 

 
Issue:  Should the Hearing Officer approve the construction additions, new garage, and remodel of 
the existing single dwelling unit located at 516 Tarento Drive in the Peninsula Community Plan and 
Local Coastal Program Land Use Plan area?  

 
Staff Recommendation: Approve Coastal Development Permit No. 2032947. 
 
Community Planning Group Recommendation: On July 19, 2018, the Peninsula Community Planning 
Group voted 12-0-1 to recommend approval of the proposed project without conditions. 
 
Environmental Review: This project was determined to be categorically exempt from the California 
Environmental Quality Act (CEQA) pursuant to Section 15301, Existing Facilities. This project is not 
pending an appeal of the environmental determination. The environmental exemption 
determination for this project was made on June 1, 2018, and the opportunity to appeal that 
determination ended June 15, 2018. 

 
BACKGROUND 
 
The project site is located at 516 Tarento Drive on the northside of Tarento Drive, south of Dupont 
(Attachment 1) in the Residential (RS-1-7) Base Zone, Coastal (Appealable) Overlay Zone, Coastal 
Height Limitation Overlay Zone, the First Public Roadway, and within the Peninsula Community Plan 
(Community Plan) area. The Community Plan designates the site for Single Family Residential at a 
density of nine dwelling units per acre (Attachment 2) and the 0.17-acre site could accommodate 
one-dwelling unit. Additionally, the site is within the RS-1-7 base zone which allows for a single 
dwelling unit. The surrounding properties have been previously graded and developed with single 
dwelling units (Attachment 3).  
 

https://opendsd.sandiego.gov/Web/Projects/Details/578098
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The existing single dwelling unit was constructed in 1951, and contains four-bedrooms and two 
bathrooms. A historical assessment was performed and City staff and has determined that the 
property is not eligible for historic designation.  
 
The proposed project requires the processing of a Process Three, Coastal Development Permit per 
SDMC Section 126.0704(a)(2) for improvements to any structure that would result in an increase of 
10 percent or more of interior floor area where the structure is located between the sea and first 
public roadway paralleling the sea and is within the Coastal Overlay Zone’s appealable area.  
 
DISCUSSION 
 
The project proposes the demolition of the existing bedroom, bath, and laundry area (previous 
garage conversion) and the construction of a 795 square-foot addition for a total of a 2,600 square 
feet single dwelling unit, inclusive of the attached two-car garage, on the project site. The proposed 
addition and whole residential remodel and will remove a previous garage conversion and create a 
three-bedroom, two-bath residence.  
 
The project site is located approximately 2,080 feet eastward of the Pacific Ocean, 4,173 feet from 
San Diego Bay, and is within the First Public Roadway parallel to the sea. Tarento Drive, at this 
location, is not a designated view corridor in the Community Plan and topographically separated 
from an ocean view by the ridge of Point Loma and the Point Loma Nazarene University.  
 
The site is not within or adjacent to the Multiple Species Conservation Program’s Multi-Habitat 
Planning Area and does not contain any other type of Environmental Sensitive Lands as defined in 
SDMC Section 113.0103. The project proposes a building height of 23 feet, and will not exceed the 
maximum 30-foot height limit allowed by the Coastal Height Limitation Overlay Zone.  
 
The Community Plan’s Residential Goals strives to ensure that the character of the existing stable 
single-family neighborhoods be conserved and to encourage design compatible with existing 
residential development. The project as designed will provide a multiple pitched roofline, articulated 
front façade, porch, and setback garage. The proposed contemporary finishes include stucco 
exterior, vinyl clad white windows, and wood trim. The one-story remodel and addition is in keeping 
with the style of the scale of the one and two-story single dwelling units in the immediate vicinity of 
the project.   
 
Conclusion: 
 
The project meets all applicable regulations and policy documents, does not require or request any 
deviations or variances, and City staff finds the project consistent with the recommended land use, 
design guidelines, and development standards in effect for this site per the adopted Peninsula 
Community Plan, SDMC, and the General Plan. Therefore, City staff recommends approval of the 
Coastal Development Permit to the Hearing Officer as presented.  
 
ALTERNATIVES 
 
1. Approve Coastal Development Permit No. 2032947, with modifications. 
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2. Deny Coastal Development Permit No. 2032947 if the findings required to approve the 
project cannot be affirmed. 

 
Respectfully submitted, 
 
 
_________________________________                                                            
Karen Bucey, Development Project Manager 
 
Attachments: 
 
1. Project Location Map 
2. Community Plan Land Use Map  
3. Aerial Photograph 
4. Draft Resolution with Findings 
5. Draft Permit with Conditions 
6. Environmental Exemption  
7. Community Planning Group Recommendation 
8. Ownership Disclosure Statement  
9. Project Plans  
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HEARING OFFICER RESOLUTION NO. __________  
COASTAL DEVELOPMENT PERMIT NO. 2032947 

MATSUBARA RESIDENCE CDP - PROJECT NO. 578098 
 
 

WHEREAS, DAVID MATSUBARA AND JUNE MATSUBARA, Owner/Permittee, filed an application with 
the City of San Diego for a permit for the demolition of an existing bedroom, bath, and laundry area 
(previous garage conversion) and construction of a 795 square-foot addition to the existing single 
dwelling unit with a new  total of 2,600 square-feet (as described in and by reference to the 
approved Exhibits "A" and corresponding conditions of approval for the associated Permit No. 
2032947, on portions of a 0.17-acre site; 
 
WHEREAS, the project site is located at 516 Tarento Drive in the, Residential (RS-1-7) Base Zone, 
Coastal (Appealable) Overlay Zone, Coastal Height Limitation Overlay Zone, the First Public Roadway, 
and within the Peninsula Community Plan; 
 
WHEREAS, the project site is legally described as Lot 114 of Woodland Terrace Unit No. 2, in the City 
of San Diego, County of San Diego, State of California, according to Map thereof No. 2718, filed in 
the Office of the County Recorder of San Diego County, November 6, 1950; 
 
WHEREAS, on June 1, 2018, the City of San Diego, as Lead Agency, through the Development Services 
Department, made and issued an Environmental Determination that the project is exempt from the 
California Environmental Quality Act (CEQA) (Public Resources Code Section 21000 et seq.) under 
CEQA Guideline Section 15301; and there was no appeal of the Environmental Determination filed 
within the time period provided by San Diego Municipal Code Section 112.0520; 

 
WHEREAS, on August 1, 2018, the Hearing Officer of the City of San Diego considered Coastal 
Development Permit No. 2032947 pursuant to the Land Development Code of the City of San Diego; 
NOW, THEREFORE, 
 

BE IT RESOLVED by the Hearing Officer of the City of San Diego as follows: 
 

That the Hearing Officer adopts the following written Findings, dated August 1, 2018. 
 
A. COASTAL DEVELOPMENT PERMIT – 126.0702 

Findings for all Coastal Development Permits: 

1. The proposed coastal development will not encroach upon any existing 
physical accessway that is legally used by the public or any proposed public 
accessway identified in a Local Coastal Program land use plan; and the 
proposed coastal development will enhance and protect public views to and 
along the ocean and other scenic coastal areas as specified in the Local Coastal 
Program land use plan.  
 
The project proposes the demolition existing bedroom, bath, and laundry area 
(previous garage conversion) and construction of a 795 square-foot addition for a 
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total of 2,600 square-foot residence inclusive of the attached two-car garage. The site 
is 0.17-acres and is located at 516 Tarento Drive.  
 
The site is in a mid-block location on the west side of Tarento Drive and abuts Point 
Loma Nazarene University, to the west of the site and on the ridgeline above. The 
dwelling unit observes a front setback of 15 feet from the property line and is sited 
entirely within private property. The structure is designed with multiple pitched roof 
lines and articulated façade to reduce the appearance of the structures bulk and 
scale. The structure height is proposed to be 19.4-feet well below the maximum 
height in the Coastal Height Overlay Zone of 30-feet. Further, Tarento Drive adjacent 
to the site is not designated as a physical accessway or view corridor, and does not 
contain intermittent or partial vistas, view sheds or scenic overlooks within the 
adopted Peninsula Community Plan. Therefore, the proposed coastal development 
will enhance and protect public views to and along the ocean and other scenic 
coastal areas as specified in the Local Coastal Program land use plan. 
 

2.  The proposed coastal development will not adversely affect environmentally 
sensitive lands. 

 
The project proposes the demolition existing bedroom, bath, and laundry area 
(previous garage conversion) and construction of a 795 square-foot addition for a 
total of 2,600 square-foot residence inclusive of the attached two-car garage. The site 
is 0.17-acres and is located at 516 Tarento Drive.  

 
The subject property is 2,080 feet from the Pacific Ocean, 4,173 feet from San Diego 
Bay, 335 feet above Mean Sea Level, and is located outside the 100-year floodplain. 
The site is not within, or adjacent to, the Multiple Species Conservation Program’s 
Multi-Habitat Planning Area and does not contain any other type of Environmental 
Sensitive Lands (ESL) as defined in San Diego Municipal Code Section 113.0103. 
Therefore, it has been determined that the proposed coastal development will not 
adversely affect Environmental Sensitive Lands. 
 

3.  The proposed coastal development is in conformity with the certified Local 
Coastal Program land use plan and complies with all regulations of the 
certified Implementation Program; and 

 
The project proposes the demolition existing bedroom, bath, and laundry area 
(previous garage conversion) and construction of a 795 square-foot addition for a 
total of 2,600 square-foot residence inclusive of the attached two-car garage.  

 
The Peninsula Community Plan and Local Coastal Program designates the site for 
Single Family Residential Land Use at a density of nine-dwelling units per acre. The 
existing development of one dwelling unit is in conformance with the land use 
density and the RS-1-7 Zone. The addition to the existing dwelling unit will not impact 
the land use consistency.  
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The project is not requesting, nor does it require any deviations or variances from 
the applicable regulations of the Certified Implementation Program. Therefore, the 
development is in conformity with the Certified Local Coastal Program land use plan 
and certified implementation program.  

 
4.  For every Coastal Development Permit issued for any coastal development 

between the nearest public road and the sea or the shoreline of any body of 
water located within the Coastal Overlay Zone the coastal development is in 
conformity with the public access and public recreation policies of Chapter 3 of 
the California Coastal Act. 

 
The project proposes the demolition existing bedroom, bath, and laundry area 
(previous garage conversion) and construction of a 795 square-foot addition for a 
total of 2,600 square-foot residence inclusive of the attached two-car garage.  
 
The project site is located between the sea and the first public roadway paralleling 
the sea and is 2,080 feet from the Pacific Ocean. Tarento Drive, in this location, is not 
a designated view corridor in the Peninsula Community Plan. Additionally, the site 
does not contain public coastal access, scenic overlook, or partial vista views. The 
development will be contained entirely within private property and is not requesting, 
nor does it require any deviations or variances from the applicable regulations and 
policy documents and is consistent with the recommended development standards 
in effect for this site. Therefore, the project complies with the public access and 
public recreation policies of Chapter 3 of the California Coastal Act. 
 

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 Hearing Officer, 
Coastal Development Permit No. 2032947 is hereby GRANTED by the Hearing Officer to the 
referenced Owner/Permittee, in the form, exhibits, terms and conditions as set forth in Permit No. 
2032947, a copy of which is attached hereto and made a part hereof. 
 
  
 
                                                                           
Karen Bucey 
Development Project Manager  
Development Services 
    
Adopted on: August 1, 2018 
 
IO#: 24007491 
 

 



  ATTACHMENT 5 
 

 
Page 1 of 5 

 
RECORDING REQUESTED BY 

CITY OF SAN DIEGO 
DEVELOPMENT SERVICES  

PERMIT INTAKE, MAIL STATION 
501 

 
WHEN RECORDED MAIL TO 

PROJECT MANAGEMENT 
PERMIT CLERK 

MAIL STATION 501 

 
 
 
 
 
 
 
 
 
 

INTERNAL ORDER NUMBER: 24007491 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

COASTAL DEVELOPMENT PERMIT NO. 2032947 
MATSUBARA RESIDENCE CDP - PROJECT NO. 578098 

HEARING OFFICER 
 

This Coastal Development Permit No. 2032947 is granted by the Hearing Officer of the City of San 
Diego to David Matsubara and June Matsubara, Owner/Permittee, pursuant to San Diego Municipal 
Code [SDMC] section 126.0602. The 0.17-acre site is located at 516 Tarento Drive in the Residential 
(RS-1-7) Base Zone, Coastal (Appealable) Overlay Zone, Coastal Height Limitation Overlay Zone, the 
First Public Roadway, and within the Peninsula Community Plan area. The project site is legally 
described as Lot 114 of Woodland Terrance Unit No. 2, in the City of San Diego, County of San Diego, 
State of California, according to Map thereof No. 2718, filed in the Office of the County Recorder of 
San Diego County, November 6, 1950. 
 
Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee for the demolition of a portion of the existing single dwelling unit and the addition 
new living space and garage areas for a new total of 2,600 square feet, described and identified by 
size, dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated August 1, 
2018, on file in the Development Services Department. 
 
The project shall include: 
 

a. Demolition of an existing bedroom, bath, and laundry area (previous garage conversion) 
and construction of a 795 square-foot addition to the single dwelling unit for a new total of 
2,600 square feet, inclusive of the attached two-car garage; 

 
b. Off-street parking; and 

 
c. Public and private accessory improvements determined by the Development Services 

Department to be consistent with the land use and development standards for this site in 
accordance with the adopted community plan, the California Environmental Quality Act 
[CEQA] and the CEQA Guidelines, the City Engineer’s requirements, zoning regulations, 
conditions of this Permit, and any other applicable regulations of the SDMC.  
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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 August 15, 2021. 
 
2. This Coastal Development Permit shall become effective on the eleventh working day following 
receipt by the California Coastal Commission of the Notice of Final Action or following all appeals. 
 
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 the Development Services 
Department; 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. 
 
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 of San Diego does not authorize the Owner/Permittee for 
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
1531 et seq.). 
 
8. The Owner/Permittee shall secure all necessary construction permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable construction, 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.  
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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.  
 
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. 
 
11. 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 
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.  
 
CLIMATE ACTION PLAN REQUIREMENTS: 
  
12. 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 the Development 
Services Department. 
 
AIRPORT REQUIREMENTS: 
 
13. Prior to the issuance of any construction permits, the Owner/Permittee shall provide a copy of 
the signed agreement [DS-503] and show certification on the building plans verifying that the 
structures do not require Federal Aviation Administration [FAA] notice for Determination of No 
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Hazard to Air Navigation, or provide an FAA Determination of No Hazard to Air Navigation as 
specified in Information Bulletin 520 
 
ENGINEERING REQUIREMENTS: 
 
14. The project proposes to export 13 cubic yards of material from the project site. All excavated 
material listed to be exported, shall be exported to a legal disposal site in accordance with the 
Standard Specifications for Public Works Construction (the "Green Book"), 2015 edition and Regional 
Supplement Amendments adopted by Regional Standards Committee. 
 
15. 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. 

 
16. Prior to the issuance of any construction permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement, from the City Engineer, for Existing Private walk 
within Tarento Drive Public Right-of-way to satisfaction of City Engineer.  
 
PLANNING/DESIGN REQUIREMENTS: 

 
17. Owner/Permittee shall maintain off-street parking spaces on the property at all times in the 
approximate locations shown on the approved Exhibit “A.”  Parking spaces shall comply at all times 
with the SDMC and shall not be converted for any other use unless otherwise authorized by the 
appropriate City decision maker in accordance with the SDMC. 

 
INFORMATION ONLY: 
 

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

• Any party on whom fees, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 66020. 

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

 
APPROVED by the Hearing Officer of the City of San Diego on August 1, 2018 and Resolution Number 
XXXXX.  
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Permit Type/PTS Approval No.: Coastal Development Permit No. 2032947 
Date of Approval: August 1, 2018 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Karen Bucey 
Development Project Manager 
 
 
NOTE:  Notary acknowledgment 
must be attached per Civil Code 
section 1189 et seq. 
 
 
The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 
 
 

      
      
David Matsubara 
Owner/Permittee 

         
 
 
       By _________________________________ 
  
 
 

      
      
June Matsubara 
Owner/Permittee 

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