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Issues: Should the Planning Connnission approve the development of 49 residential 
condominiums and one commercial condominium located at 101 -112 Dickinson Street 
within the Uptown Community Plan A'rea? 

Staff Recommendations: 

1. ·Adopt Addendum No. 406244 to Mitigated Negative Declaration No. 157724 
and the Mitigation Monitoring and Reporting Program (MMRP); and 

2. Approve Site Development Pennit No. 1420454 and Vesting Tentative Map 
No. 1428149. 

Community Planning Group Recommendation: At the June 2, 2015, meeting of 
the Uptown Community Planning Group, the project was approved by a vote of 
12-0-1, with no recommendations. At the time of printing this report, the official minutes 
for this meeting were not available. Draft minutes are included as Attachment 8. 

Environmental Review: Addendum No. 406244 to Mitigated Negative Declaration 
(MND) No. 157724 has been prepared for the project in accordance with the State of 
California Environmentally Quality Act (CEQA) Guidelines. Based upon a review of the 
current project, it has been determined that there are no new significant environmental 
impacts not considered under the previous MND, no substantial changes have occurred 
with respect to the circumstances under which the project is under taken, and there is no 
new information of substantial importance to the project: 



Fiscal Impact Statement: None with this action. All costs associated with the processing 
of this project are paid by the applicant. 

Code Enforcement Impact: None with this action. 

Housing Impact Statement: The 0.73-acre site is zoned NP-1 (Neighborhood 
Professional) which allows up to 73 dwelling units per acre and RS-1-1 (Residential­
Single Family) which allows 1 dwelling unit. The NP-1 zone is approximately 0.66-acres 
and would allow 48 units. The RS-1-1 zone is approximately 0.07 acres and would allow 
one dwelling unit. Based on this maximum density allowed by the underlying zones, 49 
dwelling units would be allowed on site. The project proposes 49 new, market-rate, for­
sale residential condominium units and one commercial condominium unit. The project 
would also include the demolition of three single-family residences and 16 multi-family 
residential units, resulting in a net gain of 30 additional housing units within the Uptown 
Community. The project has been conditioned to comply with the City-wide Affordable 
Housing Regulations and the applicant has elected to pay the affordable housing fee. 

BACKGROUND 

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Bachman Place (Attachment 1). The majority of the site (approximately 0.66-acres) is zoned NP-
1 (Neighborhood Professional) and approximately .07-acre is within the RS-1-1 Zone at the 
southern portion of the site. The site is also in the Mid-City Communities Planned District, the 
Community Plan Implementation Overlay Zone Area (CPIOZ) 'B', the Lindberg Field Airport 
Influence Area (Review Area 2) and the Federal Aviation Administration (FAA) Part 77 
Notification Area in the Medical Complex neighborhood within the Uptown Community Plan 
(Attaclnnent 2). The project site is south oflnterstate 8, Wyst of State Route 163 with access 
taken from Washington Street and east to the terminus of Dickinson Street which dead ends at 
the project site. The surrounding land uses include the University of California San Diego 
(UCSD) medical center to the west and north, the UCSD parking garage to the east, and several 
modular buildings and an urban canyon to the south. 

The existing project site consists of three single-family units, 16 multi-family units and surface 
parking. Staff has reviewed these structures and concluded they do not meet local historical 
designation criteria as an individually significant resource nor are they eligible for designation 
under any adopted Historical Resources Board Criteria. 

The topography of the site ranges from 255 feet above mean sea level to 290 feet above mean sea 
level. The developed portion of the site is relatively flat; however a small portion of the 
south eastern comer does contain steep slopes as defined by San Diego Municipal 
Code (SDMC) Section 143.0110. The northeastern area of the site slopes down into a canyon 
that connects to the Multi-Habitat Planning Area (MHPA); however the project site is not within 
theMHPA. . 

- 2-



Prior discretionary actions 

On January 27,2010, the Hearing Officer ofthe City of San Diego approved a Site Development 
Pennit (SDP) and certified a Mitigated Negative Declaration (MND) for the demolition of 
existing structures and the construction of a 72,000-square-foot, four-story medical office 
building and five levels of subterranean parking with deviations to height, setbacks and 
driveways. An Extension ofTime for the SDP was approved in 2013 and expires on February 10, 
2016, but no construction permits have been obtained for the prior approvals. The proposed 
permit will supersede the extension of time. 

DISCUSSION 

Project Description: 

The project proposes 49 residential condominiums units and one commercial condominium unit 
within a five-story mixed-use structure (over two levels of subterranean parking), and a two­
story multi-family residential structure divided by a courtyard/amenity space (over one level of 
subterranean parking), for a total of approximately 72,000-square-feet. There are 16 one­
bedroom units, 22 two-bedroom units and 11 three-bedroom units with a range of900-1,800 
square feet. The density range of the NP-1 zone would allow 73 dwelling units per acre or a 
maximum of 48 dwelling units for the NP-1 zone. The RS-1-1 zone would allow 1 dwelling unit. 
Based on this maximum density allowed by the underlying zones, 49 dwelling units would be 
allowed on site. 

The NP-1 and the RS-1-1 zone have a maximum permitted Floor Area Ratio (FAR) of0.45. The 
project would construct the residential/commercial units at a density consistent with the 
respective zones on the project site and within the pennitted FAR. Due to the site's sloping 
topography and the unusual shape of the lot, the project would require deviations for setbacks, 
upper story step backs and height as detailed on Page 5 of this report as well as a deviation to 
encroach into steep hillsides. 

A majority of the condominium units would be located in a five-level structure. Access to each 
unit would be provided from an internal corridor accessible via two stairwells or an elevator 
providing access to the ground floor and subterranean parking levels. North or south-facing 
decks would be provided for each unit. Dividing the site is a courtyard/amenity space which 
incorporates a swimming pool, fire pit, community lounge with kitchen facilities, and a fitness 
room for residents. A two-story structure, above one level of subterranean parking with five 
townhouse condominium units would be provided at the south end of the courtyard area. 
Amenities also include a bicycle storage room, lobby, garbage/recycling room, mailroom and 
restrooms located on the ground floor in the courtyard area. Storage units for residents would be 
provided in the subterranean parking garage. The project will include energy efficient equipment 
and lighting, low flow toilets and water fixtures. 
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The project proposes a design that is modem in architectural form, simplified with an emphasis 
on rectangular, horizontal, and vertical lines and a stepped roof. The modem design of the 

· building would utilize glass, painted concrete and metal; offsets are incorporated into the design 
to break up the building wall mass on all elevations with various superficial elements such as 
railing and balconies. 

The project would remove two existing driveways associated with existing residential 
development and construct a single driveway (from Dickinson) to access ground-level and 
subterranean parking. Dickinson Street would be improved with a 25-foot radius tum around to 
allow fire truck access as well as new curb, gutter and sidewalks. The project would 
accommodate a total of 108 parking stalls, including 97 in the parking garage and 11 on the 
ground-level parking lot. Additionally, two motorcycle parking stalls would be provided in the 
ground-level parking, and five motorcycle parking stalls would be provided in the subterranean 
parking levels. Ground-level parking would include six commercial parking spaces and five 
residential guest parking spaces including two handicap-accessible guest spaces. Access to the 
ground-level parking area would be gated but open during business hours for the commercial 
space. 

The entire area would be graded with an approximate excavation of 14,000 cubic yards at a 
maximum depth of 23 feet to allow for construction of the subterranean parking. Utility 
improvements would include sewer and waterline connections to the existing infrastructure 
located in Dickinson Street. Storm drain improvements include a vegetated swale along the 
northerly and westerly project boundary, catch basins, and storm water detention devices 
including an underground storm trap device that will run north to south along the easterly 
property boundary. The project has been conditioned to underground all new and existing onsite 
utilities. 

A concrete retaining wall would be installed and would wrap around the northeast comer of the 
project site. The retaining wall would be approximately 44 feet long on the northern side of 
project and would be approximately 82 feet long on the south end. 

Landscaping would confonn to the City's Land Development Code. Perimeter landscaping for 
the project would include 36-inch box specimen trees, 24-inch box accent and street trees, and 
15-gallon evergreen accent shrubs. In response to water conservation, the project would include 
drought-tolerant landscaping as well as automatic, low-volume spray emitters and drip irrigation 
in order to reduce demand on the City's water supply. Existing eucalyptus vegetation would be 
removed. Street trees would be provided in the Dickinson Street right-of-way along the project 
frontage. Brush Management Zone 1 would be provided entirely within the project boundary. 
The project would implement alternative brush management for Zone 2 pursuant to San Diego 
Municipal Code Section 142.0412(i) because the required brush management zones cannot be 
provided entirely on the premises. Alternative brush management compliance would consist of 
interior/exterior fire sprinklers, a 12-inch water main in Dickinson Street for adequate fire flow, 
and the installation of a new hydrant and an exterior standpipe. 

The project site is located within the Airport Influence Area, Review Area 2, of the San Diego 
International Airport, Airport Land Use Compatibility Plan (ALUCP) and the Federal Aviation 
Administration (FAA) Part 77 Notification Area. However, it is located outside any Safety 
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Compatibility Zones identified on Exhibit 3-1 of the San Diego International Airport ALUCP. 
Although the project did not require an ALUCP consistency determination, the project would be 
consistent with the San Diego International Airport ALUCP based on the proposed land use and 
its location in relation to the airport. The project is required and conditioned in the permit, to 
self-certify or provide a determination of no hazard from the FAA prior to the issuance of the 
first construction permits consistent with the San Diego Municipal Code. 

Required Approvals 

The following discretionary approvals are required: A Process Four, Site Development Permit 
for a deviation to the Environmentally Sensitive Lands regulations (Steep Hillsides), a Process 
Three, Site Development Permit for deviations within the Mid-City Communities Planned 
District per SDMC Section 1512.0203(b)(4), for exceeding the threshold dwelling units as listed 
in Section 1512.0203, Table 1512-02A and for the project's location within the Community Plan 
Implementation Overlay Zone (CPIOZ) Area 'B'. 

The project requires a Process 4, Vesting Tentative Map per SDMC Section 125.0401 to create 
49 residential condominiums units and one commercial condominium unit. According to SDMC 
Section 125.0440, Findings for Tentative Maps (Attachment 5), the decision maker may approve 
the proposed subdivision if it complies with the requirements of the Subdivision Map Act and 
the San Diego Municipal Code. Staff has reviewed the proposed subdivision and determined that 
it complies with both the Subdivision Map Act and the San Diego Municipal Code. 

All actions have been consolidated under this application and processed concurrently, pursuant 
to the Consolidation of Processing regulations contained in Municipal Code Section 112.0103. 

Site Development Permit: 

Enviromnentally Sensitive Lands 

As described above, the project site contains Environmentally Sensitive Lands (ESL) (Steep 
Hillsides) and the project proposes a deviation for encroachment into the steep hillside area. A 
small portion (approximately 1,800 square-feet or six percent of the entire site) located in the 
southwestern comer of the RS-1-1 Zone is the only area with steep hillsides that meets the 
Municipal Code definition. This area would contain the five townhouse condominium units 
above one level of subterranean parking. 

The Steep Hillside Guidelines allow encroachment if the area with steep hillsides constitutes a 
minor portion of the entire site and there are no community plan designated public views or 
corridors. According to the community plan, there arc no designated public view or corridors on 
the project site. The residential structure will encroach into this area but still fits into the hillside 
and maintains the topography on either side. The elevation of this structure is lower in profile than 
the other proposed structure and steps down to follow the natural contours of the site. The adjacent 
canyon is surrounded by development and this project would not be seen from any public right-of­
way. The residential structure to be located in this area provides balconie.s orientated towards the 
canyon, vertical offsetting surfaces, slightly varying rooflines and varying building materials and 
textures that would be compatible with the varied scale of development within the neighborhood. 
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The portion containing steep hillsides is only six percent of the entire site, does not contain any 
designated public views or corridors, and is shielded from any public right-of-way; therefore the 
encroachment is supported by staff as further discussed in the Draft Permit Resolution and· 
Findings (Attachment 4). 

Deviations 

Deviations are proposed to the development regulations of the underlying zones for setbacks, 
height and upper story step backs. The deviations are as follows: 

Setbacks 

Proposed 
1. 6 feet interior setback at south property line (PL) 
2. 10 feet rear setback opposite Dickinson 
3. 0 feet interior setback eastern PL 
4. 4 feet interior setback northern PL 

Upper Story Step Backs 

Proposed 

5. 6-foot step back (western PL floors 2-5) 
6. 10-12 foot step back (north PL floors 2-5) 
7. 8-foot step back (eastern PL, floors 2-5) 

Height 

Proposed 
8. 109.5 feet overall height (NP-1) 
9. 83 feet plumb line (NP-1) 
10.61 feet plumb line (RM-1-1) 

Required 
17 feet 
15 feet 
6 feet 
6 feet 

Required 

9, 12, and 15 feet 
9, 12, and 15 feet 
9, 12, and 15 feet 

Max. Allowed 
70 feet 
60 feet 
30 feet 

The proposed project with these deviations are consistent with the purpose and intent of the 
regulations as the design provides light and air to the adjacent properties and reduces bulk and 
scale by substantially articulating the structure with balconies and the use of different building 
materials. The increase in height is consistent with the purpose and intent of the regulations, 
would allow for a more functional project and would not adversely affect the surrounding 
community. All deviations are supported by staff as further discussed in the Draft Permit 
Resolution and Findings (Attachment 4). Other than the proposed deviations, the project is in 
compliance with all other applicable sections of the San Diego Municipal Code. 

Community Plan Analysis 

The Uptown Community Plan designates the 0.73-acre site for Institutional-Hospital. The 
Institutional-Hospitalland use designation is applied in the Medical Center Complex 
neighborhood of the Uptown Community to allow for professional offices and medical services 
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near UCSD Medical Center and Scripps-Mercy Hospital. The community plan does not preclude 
mixed-use development consisting of office/commercial use within the Institutional-Hospital 
designation. 

The proposed project would include 1,395 square feet of non-residential floor space which has 
the potential for accommodating medical and professional office use which would implement the 
existing land use designation. Although the community plan does not identify a residential 
density range for this site, the underlying NP-1 zone (approximately 0.66 acres) would allow 73 
dwelling units per acre or 48 units for the NP-1 zone. The RS-1-1 zone (approximately 0.07 
acres) would allow one dwelling unit per acre. Based on this maximum density allowed by the 
underlying zones, 49 dwelling units would be allowed on site. As proposed, the 49 residential 
units and one commercial unit would not adversely impact the goals and recommendations in the 
Uptown Community Plan. 

The proposed project site is located within the Community Plan Implementation Overlay Zone, 
(CPIOZ), Area 'B'. The Urban Design Element of the community plan states that office use in 
areas adjacent to the UCSD Medical Center should only be permitted with a Planned 
Development pennit to provide for review of design compatibility and traffic circulation impacts 
in addition to the relationship of office structures to residential development and to open space, 
building height, architectural detailing, setbacks, access, lot configuration, and views. As 
proposed the project is being processed through a Site Development Permit which allows review 
of various aspects of development related to design compatibility and traffic circulation. There 
are no plan designated public views or conidors associated with the project site. 

The project would be consistent with the General Plan Noise Element Table NE-3 Land Use­
Noise Compatibility Guidelines which indicates mixed-use commercial and residential projects 
should be conditionally consistent with exterior noise levels up to 70 decibels and would require 
indoor noise attenuation to achieve a 45-decibel interior noise level. Based on the lack of major 
noise sources, the project would be compatible with the noise levels at the site and would be able 
to provide the required indoor noise attenuation using standard construction methods to meet the 
noise compatibility stm1dards defined in the General Plan Table NE-3. 

The General Plan's Conservation Element includes a goal for San Diego to become a city that is 
m1 international model of sustainable development and conservation. Policy CE-A.5 recmmnends 
that the construction and operation of new development employ sustainable or "green" building 
techniques. This project provides a variety of sustainable features and meets the General Plan's 
Conservation Element by utilizing energy efficient equipment and lighting, low flow toilets and 
water fixtures. 

The proposed project site is located in close proximity to a proposed Class II bicycle lane along 
Bachman Place, which is located east ofthe project site and provides access to and from Mission 
Valley. In order to meet the objective in the Transportation Element of the community plan for 
encouraging bicycling as an alternative mode of transportation, the project would include bike 
storage at ground level within the enclosed parking area of the project to accommodate 24 
bicycles. The Transportation Element of the community plan also recommends that off-street 
parking should be placed underground and/or screened from the public right-of-way and adjacent 
residences. The proposed project would implement this recommendation by enclosing all off-
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street parking within two levels of subterranean parking with the exception of 11 surface parking 
spaces which are screened from the right-of-way by the residential structure. 

The proposed project would implement the recommendation for minimizing curb-cuts and 
entrances to off-street parking areas to prevent pedestrian and vehicle conflicts by removing two 
existing driveways associated with existing residential development, proposing a single driveway 
for access to parking, and improving the site with new sidewalks along the project's frontage. 

The proposed project would meet the guideline within the Urban Design Element of the 
community plan for encouraging new construction to be compatible with existing architectural 
detail and overall appearance of quality development in the surrounding neighborhood by 
incorporating architecture of modern design similar to many of the structures associated with the 
UCSD Medical Center in the immediate neighborhood. The project proposes deviations to 
setbacks, upper story step backs and height as previously discussed in this report. The Uptown 
Community Plan does not provide specific recommendations pertaining to deviations of 
setbacks, upper story step backs and heights. To offset building bulk and scale, the proposed 
project would consist of five-story mixed-use structure and a two-story multi-family residential 
structure divided by a courtyard/amenity space and include balconies, vertical offsetting 
surfaces, slightly varying rooflines, varying building materials and textures that would be 
compatible with the varied scale of development within the neighborhood. 

The Urban Design Element also recmmnends as a guideline that new multi-family residential 
development should incorporate wall texture variations, fa9ade offsets, upper-floor setbacks, and 
utilization of varied roof forms. The proposed multi-family residential portions of project would 
meet this guideline by including balconies, vertical offsetting surfaces, varying rooflines, and 
trellises in the courtyard. Building materials and textures would also include primarily glass, 
painted concrete, cement paneling, and stucco. The project would also meet the guideline of 
providing patios, balconies, courtyards, pools, and other recreational amenities within residential 
projects to maximize useable open space by incorporating a swimming pool, fire pit, community 
lounge with kitchen facilities, and a fitness room as onsite amenities for residents. 

The project proposes several deviations as detailed above. The Uptown Community Plan does 
not provide specific recommendations regarding these particular development requirements, 
except for encouraging upper-story step backs to assist in addressing transitions and scale 
between new and existing development which the proposed project would incorporate. Despite 
these deviations, as proposed, the project would be consistent with the Uptown Community Plan, 
as well as with applicable Mobility and Urban Design Element policies contained in the General 
Plan, therefore the project would not adversely impact the applicable land use plans. 

Environmental Analysis: 

City Staff has reviewed the project and Addendum No. 406244 to Mitigated Negative 
Declaration No. 157724 was prepared in accordance with the State of California 
Enviromnentally Quality Act (CEQA) Guidelines. The analysis indicates that there are no new 
significant impacts that would result from the project, and one previously identified significant 
traffic and transportation impact of the previously approved Shiraz Medical Center project would 
be avoided. The proposed project includes mitigation measures to offset impacts to the 
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environment in the areas of Biological Resources (MHPA Land Use Adjacency) and 
Paleontological Resources. Implementation of the Mitigation, Monitoring and Reporting 
Program as well as permit conditions would reduce impacts to below a level of significance. 

Conclusion: 

Staffhas reviewed the request for a Site Development Permit and a Vesting Tentative Map for 
the development of residential and commercial condominiums with deviations, and has found 
that the project is in conformance with the applicable sections of the San Diego Municipal Code. 
Staff has determined that the development is consistent with the Uptown Community Plan and 
believes the required findings can be supported. Therefore, staff recommends the Planning 
Commission approve the project as presented, subject to the proposed conditions. 

ALTERNATIVES 

1. Approve Site Development Permit No. 1420454 and Vesting Tentative Map No. 
1428149 with modifications. 

2. Deny Site Development Permit No. 1420454 and Vesting Tentative Map No. 
1428149, if the fmdings required to approve the project cannot be affirmed. 

Respectfully submitted, 

Mike Westlake 
Assistant Deputy Director 
Development Services Department 

Attachments: 

1. Aerial Photograph 
2. Community Plan Land Use Map 
3. Draft Pennit Resolution with Findings 
4. Draft Permit with Conditions 

~~~ 
Development Project Manager 
Development Services Depmiment 

5. Draft Tentative Map Resolution with Findings 
6. Draft Tentative Map Conditions 
7. Project Plans 
8. 12.4.15 Email with draft minutes from the 6.2.15, Uptown Community Planning Group 

Meeting 
9. Environmental Resolution 
10. Ownership Disclosure Statement 
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ATTACHMENT 3 

PLANNING COMMISSION RESOLUTION NO. XXXX 
SITE DEVELOPMENT PERMIT NO. 1420454 

101 DICKINSON- PROJECT NO. 406244 (MMRP) 
DRAFT 

WHEREAS, SHIRAZ PARTNERS, ADELA WARE LIMITED PARTNERSHIP, Owner/Pennittee, 
filed an application with the City of San Diego for the demolition of existing residences and the 
construction of 49 residential condominium units and one commercial condominium unit (as described in 
and by reference to the approved Exhibits "A" and corresponding conditions of approval for the 
associated Permit No. 1420454), on portions of a 0.73-acre site; 

WHEREAS, the project site is located at 101-112 Dickinson Avenue in the NP-1 and the 
RS-1-1 Zones within the Mid-City Communities Planned District, the Community Plan Implementation 
Overlay Zone Area (CPIOZ) Area 'B', the Lindberg Field Airport Influence Area (Review Area 2) and 
the Federal Aviation Administration (FAA) Part 77 Notification Area within the Medical Complex 
neighborhood of the Uptown Community Plan; 

WHEREAS, the project site is legally described as Parcell ofMap No. 12168 and Lots 9-12, Block 5 of 
First Street Addition, Map No. 896; 

WHEREAS, on December 17, 2015, the Planning Commission of the City of San Diego considered Site 
Development Pennit No. 1420454 pursuant to the Land Development Code of the City of San Diego; 

BE IT RESOLVED by the Plmming Commission of the City of San Diego as follows: 

That the Plarming Commission adopts the following written Findings, dated December 17,2015. 

FINDINGS: 

Site Development Permit- Section 126.0504(a) 

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

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Bachman Place within the Uptown Community Plan area. The project proposes 49 residential 
condominiums units and one commercial condominium unit within a five-story mixed-use 
structure (over two levels of subterranean parking) and a two-story multi-family residential 
structure (over one level of subterranean parking) divided by a courtyard/amenity space. The 
Uptown Community Plan designates the 0.73-acre site for Institutional-Hospital. The 
Institutional-Hospital land use designation is applied in the Medical Center Complex 
neighborhood of the Uptown Community to allow for professional offices and medical services 
near UCSD Medical Center and Scripps-Mercy Hospital. The community plan does not preclude 
mixed-use development consisting of office/commercial use within the Institutional-Hospital 
designation. 

The proposed project would include 1,395 square-feet of non-residential floor space which has 
the potential for accommodating medical and professional office use which would implement the 
existing land use designation. Although the community plan does not identify a residential 
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ATTACHMENT 3 

density range for this site, the underlying NP-1 zone (approximately 0.66 acres) would allow 73 
dwelling units per acre or 48 units. The RS-1-1 zone (approximately 0.07 acres) would allow one 
dwelling unit regardless of area. Based on this maximum density allowed by the underlying 
zones, 49 dwelling units would be allowed on site. As proposed, the 49 residential units and one 
commercial unit would not adversely impact the goals and recommendations in the Uptown 
Community Plan. 

The proposed project site is located within the Community Plan Implementation Overlay Zone, 
(CPIOZ), Area 'B'. The Urban Design Element of the community plan states that office use in 
areas adjacent to the UCSD Medical Center should only be permitted with a Planned 
Development permit to provide for review of design compatibility and traffic circulation impacts 
in addition to the relationship of office structures to residential development and to open space, 
building height, architectural detailing, setbacks, access, lot configuration, and views. As 
proposed the project is processed through a Site Development Pennit which allows review of 
various aspects of development related to design compatibility and traffic circulation. There are 
no plan designated public views or corridors associated with the project site. 

The project would be consistent with the General Plan Noise Element Table NE-3 Land Use­
Noise Compatibility Guidelines which indicates mixed-use commercial and residential projects 
should be conditionally consistent with exterior noise levels up to 70 decibels and would require 
indoor noise attenuation to achieve a 45-decibel interior noise level. Based on the lack of major 
noise sources, the project would be compatible with the noise levels at the site and would be able 
to provide the required indoor noise attenuation using standard construction methods to meet the 
noise compatibility standards. 

The General Plan's Conservation Element includes a goal for San Diego to become a city that is 
an intemational model of sustainable development and conservation. Policy CE-A.5 recommends 
that the construction and operation of new development employ sustainable or "green" building 
techniques. This project provides a variety of sustainable features and meets the General Plan's 
Conservation Element by utilizing energy efficient equipment and lighting, low flow toilets and 
water fixtures. 

The proposed project site is located in close proximity to a proposed Class II bicycle lane along 
Bachman Place, which is located east of the project site and provides access to and from Mission 
Valley. In order to meet the objective in the Transportation Element of the community plan for 
encouraging bicycling as an altemative mode of transportation, the project would include bike 
storage at ground level within the enclosed parking area ofthe project to accommodate 24 
bicycles. The Transportation Element of the community plan also recommends that off-street 
parking should be placed underground and/or screened from the public right-of-way and adjacent 
residences. The proposed project would implement this recommendation by enclosing all off­
street parking within two levels of subterranean parking with the exception of 11 surface parking 
spaces which are screened from the right-of-way by the residential structure. 

The proposed project would implement the recommendation for minimizing curb-cuts and 
entrances to off-street parking areas to prevent pedestrian and vehicle conflicts by removing two 
existing driveways associated with existing residential development, proposing a single driveway 
for access to parking, and improving the site with new sidewalks along the project's frontage. 
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ATTACHMENT 3 

The proposed project would meet the guideline within the Urban Design Element of the 
community plan for encouraging new construction to be compatible with existing architectural 
detail and overall appearance of quality development in the surrounding neighborhood by 
incorporating architecture of modern design similar to many of the structures associated with the 
UCSD Medical Center in the immediate neighborhood. To offset building bulk and scale, the 
proposed project would consist of a five-story mixed-use structure and a two-story multi-family 
residential structure divided by a courtyard/amenity space and include balconies, vertical 
offsetting surfaces, slightly varying rooflines, varying building materials and textures that would 
be compatible with the varied scale of development within the neighborhood. 

The Urban Design Element also recommends as a guideline that new multi-family residential 
development should incorporate wall texture variations, fa<;ade offsets, upper-floor setbacks, and 
utilization of varied roof forms. The proposed multi-family residential portions of project would 
meet this guideline by including balconies, vertical offsetting surfaces, varying rooflines, and 
trellises in the courtyard. Building materials and textures would also include primarily glass, 
painted concrete, cement paneling, and stucco. The project would also meet the guideline of 
providing patios, balconies, courtyards, pools, and other recreational amenities within residential 
projects to maximize useable open space by incorporating a swimming pool, fire pit, community 
lounge with kitchen facilities, and a fitness room as onsite amenities for residents. 

The project site is located within the Airport Influence Area, Review Area 2, of the San Diego 
International Airpmi, Airport Land Use Compatibility Plan (ALUCP) and the Federal Aviation 
Administration (FAA) Part 77 Notification Area. However, it is located outside any Safety 
Compatibility Zones identified on Exhibit 3-1 of the San Diego International Airport ALUCP. 
Although the project did not require an ALUCP consistency determination, the project would be 
consistent with the San Diego International Airport ALUCP based on the proposed land use and 
its location in relation to the airport. The project is required and conditioned in the permit, to self­
certify or provide a detennination of no hazard from the FAA prior to the issuance of the first 
construction permits consistent with the San Diego Municipal Code. 

The project proposes several deviations regarding setback, upper-story step backs and height 
requirements. The Uptown Community Plan does not provide specific recommendations 
regarding these particular development requirements, except for encouraging upper-story step 
backs to assist in addressing transitions and scale between new and existing development which 
the proposed project would incorporate. Despite these deviations, as proposed, the project 
would be consistent with the Uptown Community Plan, as well as with applicable Mobility and 
Urban Design Element policies contained in the General Plan, therefore the project would not 
adversely impact the applicable land use plans. 

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

The project proposes 49 residential condominiums units and one commercial condominium unit 
within a five-story mixed-use structure (over two levels of subterranean parking) and a two-story 
multi-family residential structure (over one level of subterranean parking) divided by a 
courtyard/amenity space. Addendum No. 406244 to Mitigated Negative Declaration (MND) No. 
157724 has been prepared for the project in accordance with the State of California 
Environmentally Quality Act (CEQA) Guidelines. It has been determined that there are no new 
significant environmental impacts not considered by the previous MND, no substantial changes 
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have occurred with respect to the circumstances under which the project is under taken, and there 
is no new information of substantial importance to the project. The proposed project includes 
mitigation measures to offset impacts to the environment in the areas of Biological Resources 
(MHPA Land Use Adjacency) and Paleontological Resources. Implementation ofthe Mitigation, 
Monitoring and Reporting Program as well as permit conditions would reduce impacts to below a 
level of significance. 

The project site is located within the Airport Influence Area, Review Area 2, of the San Diego 
International Airport, Airport Land Use Compatibility Plan (ALUCP) and the Federal Aviation 
Administration (FAA) Part 77 Notification Area. However, it is located outside any Safety 
Compatibility Zones identified on Exhibit 3-1 of the San Diego International Airport ALUCP. 
Although the project did not require an ALUCP consistency detennination, the project would be 
consistent with the San Diego International Airport ALUCP based on the proposed land use and 
its location in relation to the airport. The project is required and conditioned in the permit, to self­
certify or provide a determination of no hazard from the FAA prior to the issuance of the first 
construction pennits consistent with the San Diego Municipal Code. 

Construction ofthe project authorized through this permit will be subject to all adopted building, 
electrical, mechanical, fire and plumbing codes, which will be enforced through plan review and 
building inspections completed by the City's building inspectors. Therefore, as proposed, the 
project will not be detrimental to the public health, safety, or welfare. 

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 project proposes 49 residential condominiums units and one commercial condominium unit 
within a five-story mixed-use structure (over two levels of subterranean parking) and a two-story 
multi-family residential structure (over one level of subterranean parking) divided by a 
courtyard/amenity space within the NP-1, RS-1-1 zone and the Uptown Community Plan. The 
project includes a deviation to the Environmentally Sensitive Lands (ESL) (Steep Hillsides) 
regulations as further detailed within the Supplemental Findings below. The project includes 
deviations to setbacks, height and upper story step backs. The project requires a Mid-City 
Communities Development Pern1it (MCCDP) which is processed in the same manner as an 
application for a Site Development Pennit and through the granting ofthe permit, the proposed 
deviations comply with the SDMC. The deviations are as follows: 

Setbacks 

Proposed 

1. 6 feet interior setback at south property line (PL) 
2. 10 feet rear yard setback opposite Dickinson 
3. 0 feet interior setback eastern PL 
4. 4 feet interior setback northern PL 
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Required 

17 feet 
15 feet 
6 feet 
6 feet 



Upper Story Step Backs 

Proposed 

5. 6-foot step back (western PL floors 2-5) 
6. 10-12 foot step back (north PL floors 2-5) 
7. 8-foot step back (eastern PL, floors 2-5) 

ATTACHMENT 3 

Required 

9, 12, and 15 feet 
9, 12, and 15 feet 
9, 12, and 15 feet 

Setbacks: The NP-1 Zone encourages a mixture of office and residential use at a high density. 
The purpose and intent of these regulations are to provide light and air to the adjacent properties 
as well as reduce bulk and scale. The NP-1 Zone also allows a zero foot setback through approval 
of a Mid-City Communities Development Pennit. This site is a unique split-zoned property 
configured in an "L" shape, and includes a dead end street with separate setback requirements for 
each zone. Structures located completely underground are exempt from the setback requirements, 
so the deviations are for the buildings above the subterranean parking structure. 

The Transportation Element of the community plan recommends that off-street parking should be 
placed underground and/or screened from the public right-of-way and adjacent residences. The 
setback deviations would allow implementation of this recommendation by enclosing all off­
street parking within two levels of subterranean parking with the exception of 11 surface parking 
spaces which are screened from the right-of-way by the residential structure. The setback 
deviations are also located in areas not visible from any adjacent residential property nor from 
any public rights-of-way. 

Upper Story Step Backs: The NP-1 zone specifies increasing step backs for each floor above the 
second story. The deviations range from nine to six percent for the west, north, and east side of 
the structure within the NP-1 Zone only. The purpose and intent of the regulations is to provide 
atiiculation in order to reduce the bulk and scale. The proposed multi-family residential portions 
of project would meet this guideline by including balconies, vertical offsetting surfaces, varying 
rooflines, and trellises in the courtyard. Building materials and textures would also include glass, 
painted concrete, cement paneling, and stucco. On most elevations, the encroachments are for 
open balconies and large retaining walls on the northeast corner that are required due to the 
topography and the proposed subterranean parking. 

The proposed project is uniquely sited on Dickinson with UCSD campus facilities surrounding it. 
UCSD owns a 1,100 car parking structure to the east and access to the main campus is from the 
parking structure along the north and west sides of the proposed project in an approximately 20-
foot wide paved walkway including an 8-inch water main. The paved walkway also provides 
vehicular access to an "L" shaped building to the west and north of the project. For the western 
and northern step back deviations this walkway area creates a de-facto linear open space/setback 
between the proposed structure and its neighboring UCSD building, which meets the purpose and 
intent of the requirements by providing light and air to the adjacent properties. 

As with both sets of deviations for setbacks and the reduction of the upper story step backs, the 
project would be compatible with the existing architectural detail and overall appearance of 
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quality development in the surrounding neighborhood by incorporating architecture of modem 
design similar to many of the structures associated with the UCSD Medical Center in the 
immediate neighborhood. The structure still reduces bulk and scale by utilizing balconies, 
vertical offsetting surfaces, slightly varying rooflines, varying building materials and textures that 
would be compatible with the varied scale of development within the neighborhood. Building 
materials and textures would also include primarily glass, painted concrete, cement paneling, and 
stucco. Even with the proposed deviations, the project still meets the purpose and intent of the 
regulations as the design provides light and air to the adjacent properties and reduces bulk and 
scale by substantially articulating the structure with balconies and the use of different building 
materials. 

Height 

Proposed 
8. 109.5 feet overall height (NP-1) 
9. 83 feet plumb line (NP-1) 
10. 61 feet plumb line (RM-1-1) 

Max Allowed 
70 feet 
60 feet 
30 feet 

Height: The NP-1 Zone allows a maximum height of 50 feet with an additional 10 feet for 
projects with underground parking and an additional 10 feet for the grade differential which puts 
the maximum allowable overall height at 70 feet. The project proposes a maximum overall height 
of 109 feet. The project site within the NP-1 Zone is relatively flat except for the north and 
southeastern comers which are the only areas where the overall height deviation height is 
proposed. The RS-1-1 allows a height limit of 30 feet. Photographic renderings were prepared 
during project review to show that the lower portions of the buildings were not visible from 
adjacent street or properties due to the presence of the UCSD parking structure and the vegetation 
in the canyon to the south. According to the community plan, there are no designated public view 
or corridors on the project site. The increase in height is consistent with the purpose and intent of 
the regulation, would allow for a more functional project and would not adversely affect the 
surrounding community. 

Supplemental Findings-Environmentally Sensitive Lands Section 126.0504(b) 

1. The site is physically suitable for the design and siting of the proposed development and the 
development will result in minimum disturbance to environmentally sensitive lands. 

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Bachman Place within the Uptown Community Plan area. The project proposes 49 residential 
condominiums units and one commercial condominium unit. A majority of the condominium 
units would be located in a five-level structure above subterranean parking on the western portion 
of the site. Dividing the site is a courtyard/amenity space which incorporates a swimming pool, 
fire pit, community lounge with kitchen facilities, and a fitness room for residents. A two-story 
structure, above one level of subterranean parking with five townhouse condominium units would 
be provided at the south end of the courtyard area. The topography of the site ranges from 
255 feet above mean sea level to 290 feet above mean sea level. The developed portion of the site 
is relatively flat; however a small portion (approximately 1,800 square-feet or six percent of the 
entire site) in the southeastern part of the site does contain steep hillsides as defined by the San 
Diego Municipal Code (SDMC) Section 143.0110. The northeastern area ofthe site slopes down 
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into a canyon that connects to the Multi-Habitat Planning Area (MHP A); however the project site 
is not within the MHPA. The project proposes a deviation to encroach into this small area of steep 
hillsides which requires a Process Four, Site Development Pennit (SDP). This portion of the site 
would contain the five townhouse condominium units above one level of subterranean parking. 

The Steep Hillside Guidelines allow encroachment if the area with steep hillsides constitutes a 
minor portion of the entire site and there are no community plan designated public views or 
corridors. According to the community plan, there are no designated public view or corridors on 
the project site. The residential structure will encroach into this area but still fits into the hillside 
and maintains the topography on either side. The elevation of this structure is lower in profile 
than the other proposed structure and steps down to follow the general contours of the site. The 
adjacent canyon is surrounded by development and this project would not be seen from any 
public right-of-way. The residential structure to be located in this area provides balconies 
orientated towards the canyon, vertical offsetting surfaces, slightly varying rooflines, varying 
building materials and textures that would be compatible with the varied scale of development 
within the neighborhood. 

The project has been designed with minimal disturbance to the area of the steep hillsides. 
Alternative designs could further reduce the building footprint but the proposed project allows the 
majority of the density to remain on the flat portion of the site. This allows the courtyard 
amenities to act as a communal gathering space between the two structures. Since the portion 
containing steep hillsides is only six percent of the entire site, does not contain any designated 
public views or corridors, and is shielded from any public right-of-way, the site is physically 
suitable for the design and siting of the proposed development and the development will result in 
minimum disturbance to environmentally sensitive lands. 

2. The proposed development will minimize the alteration of natural land forms and will not 
result in undue risk from geologic and erosional forces, flood hazards, or fire hazards. 

The project proposes 49 residential condominiums units and one commercial condominium unit 
within a five-story mixed-use structure (over two 1 evels of subterranean parking) and a two-story 
multi-family residential structure space (over one level of subterranean parking) divided by a 
courtyard/amenity. 

The topography of the site ranges from 255 feet above mean sea level to 290 feet above mean sea 
level. The developed portion of the site is relatively flat; however a small portion (approximately 
1,800 square-feet or six percent of the entire site) in the southeastern part of the site does contain 
steep hillsides as defined by the San Diego Municipal Code (SDMC) Section 143.0110. The 
northeastern area of the site slopes down into a canyon that connects to the Multi-Habitat 
Planning Area (MHPA); however the project site is not within the MHP A. The project is not 
within any floodplain or flood way. 

Brush Management Zone 1 would be provided entirely within the project boundary. The project 
would implement alternative brush management for Zone 2 pursuant to San Diego Municipal 
Code Section 142.0412(1) because the required brush management zones cannot be provided 
entirely on the premises. Alternative brush management compliance would consist of 
interior/exterior fire sprinklers, a 12-inch water main in Dickinson Street for adequate fire flow, 
and the installation of a new hydrant and an exterior standpipe. 
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The proposed development will minimize the alteration of natural land forms and will not result 
in undue risk from geologic and erosional forces, flood hazards, or fire hazards because the 
discretionary permit controlling the development and continued use of this site contain specific 
regulatory conditions ensuring compliance with all local, regional, state and federal codes, rules 
and policies. These regulations, which are implemented and enforced through the permit, are 
specifically intended to reduce, mitigate and/or prevent all adverse impacts to the public and 
community at large. Conditions of approval include a broad spectrum of requirements from a 
variety of disciplines including planning, engineering, structural, environmental, geologic, fire, 
traffic, and landscaping to assure the project's compliance with adopted codes and policies. 
Construction of the project authorized through this permit will be subject to all adopted building, 
electrical , mechanical, fire and plumbing codes, which will be enforced through plan review and 
building inspections completed by the City's building inspectors. Therefore, the project will 
minimize the alteration of natural land forms and will not result in undue risk from geologic and 
erosional forces, flood hazards, or fire hazards. 

3. The proposed development will be sited and designed to prevent adverse impacts on any 
adjacent environmentally sensitive lands. 

The project proposes 49 residential condominiums units and one commercial condominium units. 
A majority of the dwelling units would be located in a five-level structure located above 
subterranean parking within the western portion of the site. The townhouse condominium units 
would be provided at the south end of the project site, south of the courtyard area and above one 
level of subterranean parking. 

The topography of the site ranges from 255 feet above mean sea level to 290 feet above mean sea 
level. The developed portion of the site is relatively flat; however a small portion (approximately 
1,800 square-feet or six percent of the entire site) in the southeastern part of the site does contain 
steep hillsides as defined by the San Diego Municipal Code (SDMC) Section 143.0110. The 
notiheastern area of the site slopes down into a canyon that connects to the Multi-Habitat 
Planning Area (MHP A); however the project site is not within the MHP A. 

The project will include onsite drainage improvements of new stonn drain systems, detention 
basins and a bioretention area to avoid impacts to adjacent development with regards to water 
quality. Conditions of approval include a broad spectrum of requirements from a variety of 
disciplines including planning, engineering, structural, environmental, geologic, fire, traffic, and 
landscaping to assure the project's compliance with adopted codes and policies. Construction of 
the project authorized through this pennit will be subject to all adopted building, electrical, 
mechanical, fire and plumbing codes, which will be enforced through plan review and building 
inspections completed by the City's building inspectors. Therefore, the proposed development 
will be sited and designed to prevent adverse impacts on any adjacent environmentally sensitive 
lands. 

4. The proposed development will be consistent with the City of San Diego's Multiple Species 
Conservation Program (MSCP) Subarea Plan. 

The 0. 73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Baclunan Place. The northeastern area of the site slopes down into a canyon that connects to the 
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Multi-Habitat Planning Area (MHP A); however the project site is not within the MHPA. 
The project would be required to implement the mitigation measures outlined in Addendum No. 
406244 to Mitigated Negative Declaration No. 157724. The proposed project includes mitigation 
measures to offset impacts to the environment in the areas of Biological Resources (MHPA Land 
Use Adjacency) and Paleontological Resources. Implementation of the Mitigation, Monitoring 
and Reporting Program as well as permit conditions would therefore be consistent with the City 
of San Diego's Multiple Species Conservation Program (MSCP) Subarea Plan. 

5. The proposed development will not contribute to the erosion of public beaches or adversely 
impact local shoreline sand supply. 

The 0. 73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Bachman Place and is over six miles from the Pacific Ocean. Conditions of approval include a 
broad spectrum of requirements from a variety of disciplines including planning, engineering, 
structural, environmental, geologic, fire, traffic, and landscaping to assure the project's 
compliance with adopted codes and policies and therefore would not contribute to the erosion of 
public beaches or adversely impact local shoreline sand supply. 

6. The nature and extent of mitigation required as a condition of the permit is reasonably 
related to, and calculated to alleviate, negative impacts created by the proposed 
development. 

The project proposes 49 residential condominiums units and one commercial condominium 
within a five-story mixed-use structure (over two levels of subterranean parking) and a two-story 
multi-family residential structure space (over one level of subterranean parking) divided by a 
courtyard/amenity space. Addendum No. 406244 to previously certified Mitigated Negative 
Declaration NO. 157724 was prepared for this project in accordance with the State of California 
Environmentally Quality Act (CEQA) Guidelines which indicates that there are no new 
significant impacts that would result from the project, and one previously identified significant 
traffic and transportation impact of the Shiraz Medical Center would be avoided. The proposed 
project includes mitigation measures to offset impacts to the environment in the areas of 
Biological Resources (MHPA Land Use Adjacency) and Paleontological Resources. 
Implementation of the Mitigation, Monitoring and Reporting Program as well as pennit 
conditions are reasonably related to, and calculated to alleviate, negative impacts created by the 
proposed development. 

Supplemental Findings-Environmentally Sensitive Lands Deviations Section 126.0504(c) 

1. There are no feasible measures that can further minimize the potential adverse effects on 
environmentally sensitive lands. 

The topography of the site ranges from 255 feet above mean sea level to 290 feet above mean sea 
level. The developed portion of the site is relatively flat; however a small portion (approximately 
1,800 square-feet or six percent of the entire site) in the southeastern part of the site does contain 
steep hillsides as defined by the San Diego Municipal Code (SDMC) Section 143.0110. 

The Municipal Code allows for deviations to the Environmentally Sensitive Lands regulations via 
a Site Development Pennit and through the granting of the pennit, the proposed deviation 
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complies with the SDMC. The Steep Hillside Guidelines allow encroachment if the area with 
steep hillsides constitutes a minor portion of the entire site and there are no community plan 
designated public views or corridors. According to the community plan, there are no designated 
public view or corridors on the project site. The residential structure will encroach into this area 
but still fits into the hillside and maintains the topography on either side. The elevation of this 
structure is lower in profile than the other proposed structure and steps down to follow the natural 
contours of the site. The adjacent canyon is surrounded by development and this project would 
not be seen from any public right-of-way. The residential structure to be located in this area 
provides balconies orientated towards the canyon, vertical offsetting surfaces, slightly varying 
rooflines and varying building materials and textures that would be compatible with the varied 
scale of development within the neighborhood. The elevation of this structure is lower in profile 
than the other structure and steps down to follow the general contours of the site. According to 
page 23 the Steep Hillside Guidelines for multiple dwelling unit development, "Development 
may encroach into these steep hillsides if there are no other areas that are feasible for 
development or the area with these steep hillsides constitutes a minor portion of the site." 
Alternative designs could further reduce the building footprint but the proposed project allows the 
majority of the density to remain on the flat portion of the site. This allows the courtyard 
amenities to act as a communal gathering space between the two structures and the portion 
containing steep hillsides is only six percent of the entire site. The site does not contain any 
designated public views or corridors and is shielded from any public right-of-way. 

2. The proposed deviation is the minimum necessary to afford relief from special 
circumstances or conditions of the land, not of the applicant's making. 

The topography of the site ranges from 255 feet above mean sea level to 290 feet above mean sea 
level. The developed portion of the site is relatively flat; however a small portion (approximately 
1,800 square-feet or six percent ofthe entire site) in the southeastern part of the site does contain 
steep hillsides as defined by the San Diego Municipal Code (SDMC) Section 143.0110. The 
Steep Hillside Guidelines allow encroachment if the area with steep hillsides constitutes a minor 
pmiion of the entire site and if there are no plan designated public views or corridors. According 
to the community plan, the site contains no designated public views or corridors. 

The surrounding Uptown Community Planning area is dominated by medical office buildings and 
the University of California at San Diego (UCSD) Medical Center. The project site is located less 
than 0.10 mile east of the UCSD Medical Center. Several medical office buildings are located 
adjacent to the project site to the north and west. Immediately adjacent to the project site on the 
north side, a pedestrian bridge provides access to the existing off-site Bachman Canyon Parking 
Structure which provides parking for the medical facilities to the west. The parking structure is 
located east of the project site, at a lower elevation than the project site due to its location in the 
adjacent canyon. The development of the UCSD parking structure, which was not subject to any 
City-wide Municipal Code regulations, further carved around the proposed site and further 
constrained the development possibilities. This site is a unique split-zoned property configured in 
an "L" shape, and includes a dead end street. The site is uniquely sited on Dickinson with UCSD 
campus facilities sunounding it. UCSD owns a 1,1 00-car parking structure to the east and access 
to the main campus is from the parking structure. Along the north and west sides of the proposed 
project in an approximately 20-foot wide paved walkway including an 8-inch water main which 
fmiher constrains the site. 

Page 10 of21 



ATTACHMENT 3 

Alternative designs could further reduce the building footprint but the proposed project allows 
the majority of the density to remain on the flat portion of the site. This allows the courtyard 
amenities to act as a communal gathering space between the two structures and the portion 
containing steep hillsides is only six percent of the entire site. Due to the site's sloping 
topography, the surrounding development and keeping most of the density away from the steep 
hillsides, the proposed minor deviation is the minimum necessary to afford relief from special 
circumstances or conditions of the land, not of the applicant's making. 

Supplemental Findings-Steep Hillsides Development Area Regulations Alternative Compliance 
Section 126.0504(e) 

1. The proposed development is in conformance with the Steep Hillside Guidelines. 

The project proposes 49 residential condominiums units and one commercial condominium 
within a five-story mixed-use structure (over two levels of subterranean parking) and a two-story 
multi-family residential structure (over one level of subterranean parking) divided by a 
courtyard/amenity space. The site is outside of the Multi-Habitat Planning Area (MHPA) and 
contains Environmentally Sensitive Lands (Steep Hillsides). 

The project proposes a deviation for encroachment into the steep hillside area. A small portion 
(approximately 1,800 square-feet or six percent of the entire site) located in the southwestern 
comer of the RS-1-1 Zone is the only area with steep hillsides that meets the Municipal Code 
definition. The Steep Hillside Guidelines allow encroachment if the area with steep hillsides 
constitutes a minor portion of the entire site and there are no community plan designated public 
views or corridors. According to page 23 the Steep Hillside Guidelines for multiple dwelling unit 
development, "Development may encroach into these steep hillsides if there are no other areas 
that are feasible for development or the area with these steep hillsides constitutes a minor portion 
of the site." The portion containing steep hillsides is only six percent of the entire site. According 
to the community plan, there are no designated public view or corridors on the project site. 

The residential structure will encroach into this area but still fits into the hillside and maintains 
the topography on either side. The Steep Hillside Guidelines discuss following the natural 
contours of the site and utilizing color and texture to blend into the natural terrain. The elevation 
of this structure is lower in profile than the other proposed structure and steps down to follow the 
natural contours of the site. The adjacent canyon is surrounded by development and this project 
would not be seen from any public right-of-way. The residential structure to be located in this 
area provides balconies orientated towards the canyon, vertical offsetting surfaces, slightly 
varying rooflines and varying building materials and textures that would be compatible with the 
natural terrain as well as the scale of the surrounding development. 

2. The proposed development conforms to the applicable land use plan. 

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Bachman Place within the Uptown Community Plan area. The project proposes 49 residential 
condominiums units and one commercial condominium unit within a five-story mixed-use 
structure (over two levels of subterranean parking) and a two-story multi-family residential 
structure divided by a courtyard/amenity space (over one level of subterranean parking). The 
Uptown Community Plan designates the 0.73-acre site for Institutional-Hospital. The 
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Institutional-Hospital land use designation is applied in the Medical Center Complex 
neighborhood of the Uptown Community to allow for professional offices and medical services 
near UCSD Medical Center and Scripps-Mercy Hospital. The community plan does not preclude 
mixed-use development consisting of office/commercial use within the Institutional-Hospital 
designation. 

The proposed project would include 1,395 square-feet of non-residential floor space which has 
the potential for accommodating medical and professional office use which would implement the 
existing land use designation. Although the community plan does not identify a residential 
density range for this site, the underlying NP-1 zone (approximately 0.66 acres) would allow 73 
dwelling units per acre or 48 units. The RS-1-1 zone (approximately 0.07 acres) would allow one 
dwelling unit regardless of area. Based on this maximum density allowed by the underlying 
zones, 49 dwelling units would be allowed on site. As proposed, the 49 residential units and one 
commercial unit would not adversely impact the goals and recommendations in the Uptown 
Community Plan. 

The proposed project site is located within the Community Plan Implementation Overlay Zone, 
(CPIOZ), Area 'B'. The Urban Design Element of the community plan states that office use in 
areas adjacent to the UCSD Medical Center should only be permitted with a Planned 
Development permit to provide for review of design compatibility and traffic circulation impacts 
in addition to the relationship of office structures to residential development and to open space, 
building height, architectural detailing, setbacks, access, lot configuration, and views. As 
proposed the project is processed tlu·ougb a Site Development Pennit which allows review of 
various aspects of development related to design compatibility and traffic circulation. There are 
no plan designated public views or corridors associated with the project site. 

The project would be consistent with the General Plan Noise Element Table NE-3 Land Use ­
Noise Compatibility Guidelines which indicates mixed-use commercial and residential projects 
should be conditionally consistent with exterior noise levels up to 70 decibels and would require 
indoor noise attenuation to achieve a 45-decibel interior noise level. Based on the lack of major 
noise sources, the project would be compatible with the noise levels at the site and would be able 
to provide the required indoor noise attenuation using standard construction methods to meet the 
noise compatibility standards. 

The General Plan's Conservation Element includes a goal for San Diego to become a city that is 
an international model of sustainable development and conservation. Policy CE-A.5 recommends 
that the construction and operation of new development employ sustainable or "green" building 
techniques. This project provides a variety of sustainable features and meets the General Plan's 
Conservation Element by utilizing energy efficient equipment and lighting, low flow toilets and 
water fixtures. 

The proposed project site is located in close proximity to a proposed Class II bicycle lane along 
Baclunan Place, which is located east of the project site and provides access to and from Mission 
Valley. In order to meet the objective in the Transportation Element of the community plan for 
encouraging bicycling as an alternative mode of transportation, the project would include bike 
storage at ground level within the enclosed parking area of the project to accommodate 24 
bicycles. The Transportation Element of the community plan also recommends that off-street 
parking should be placed underground and/or screened from the public right-of-way and adjacent 
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residences. The proposed project would implement this recommendation by enclosing all off­
street parking within two levels of subterranean parking with the exception of 11 surface parking 
spaces which are screened from the right-of-way by the residential structure. 

The proposed project would implement the recommendation for minimizing curb-cuts and 
entrances to off-street parking areas to prevent pedestrian and vehicle conflicts by removing two 
existing driveways associated with existing residential development, proposing a single driveway 
for access to parking, and improving the site with new sidewalks along the project's frontage. 

The proposed project would meet the guideline within the Urban Design Element of the 
community plan for encouraging new construction to be compatible with existing architectural 
detail and overall appearance of quality development in the surrounding neighborhood by 
incorporating architecture of modern design similar to many of the structures associated with the 
UCSD Medical Center in the immediate neighborhood. To offset building bulk and scale, the 
proposed project would consist of a five-story mixed-use structure and a two-story multi-family 
residential structure divided by a courtyard/amenity space and include balconies, vertical 
offsetting surfaces, slightly varying rooflines, varying building materials and textures that would 
be compatible with the varied scale of development within the neighborhood. 

The Urban Design Element also recommends as a guideline that new multi-family residential 
development should incorporate wall texture variations, fa<;:ade offsets, upper-floor setbacks, and 
utilization of varied roof fonns. The proposed multi-family residential portions of project would 
meet this guideline by including balconies, vertical offsetting surfaces, varying rooflines, and 
trellises in the courtyard. Building materials and textures would also include primarily glass, 
painted concrete, cement paneling, and stucco. The project would also meet the guideline of 
providing patios, balconies, courtyards, pools, and other recreational amenities within residential 
projects to maximize useable open space by incorporating a swimming pool, fire pit, community 
lounge with kitchen facilities, and a fitness room as onsite amenities for residents. 

The project site is located within the Airport Influence Area, Review Area 2, of the San Diego 
International Airport, Airport Land Use Compatibility Plan (ALUCP) and the Federal Aviation 
Administration (FAA) Part 77 Notification Area. However, it is located outside any Safety 
Compatibility Zones identified on Exhibit 3-1 of the San Diego International Airport ALUCP. 
Although the project did not require an ALUCP consistency detennination, the project would be 
consistent with the San Diego International Airport ALUCP based on the proposed land use and 
its location in relation to the airport. The project is required and conditioned in the petmit, to self­
certify or provide a detennination of no hazard from the FAA prior to the issuance of the first 
construction permits consistent with the San Diego Municipal Code. 

The project proposes several deviations regarding setback, upper-story step backs and height 
requirements. The Uptown Community Plan does not provide specific recommendations 
regarding these particular development requirements, except for encouraging upper-story step 
backs to assist in addressing transitions and scale between new and existing development which 
the proposed project would incorporate. Despite these deviations, as proposed, the project 
would be consistent with the Uptown Community Plan, as well as with applicable Mobility and 
Urban Design Element policies contained in the General Plan, therefore the project would not 
adversely impact the applicable land use plans. 
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3. Strict application of the steep hillside development area regulations would result in conflicts 
with other City regulations, policies, or plans. 

The strict application of the steep hillside regulations would preclude the full development of this 
site as recommended in the General/Community Plan and allowed by the underlying zone. The 
NP-1 zone is approximately 0.66-acres and would allow 48 units. The RS-1-1 zone is 
approximately 0.07 acres and would allow l dwelling unit. The maximum density allowed by the 
underlying zones is 49 dwelling units. The project proposes 49 new, market-rate, for-sale 
residential condominium units and one commercial condominium unit. The project would also 
include the demolition of three single-family residences and 16 multi-family residential units, 
resulting in a net gain of 30 additional housing units within the Uptown Community. The steep 
hillside regulations would preclude the site reaching its maximum density of 49 dwelling units 
per the underlying zone and the Uptown Community Plan. The Housing Element of the General 
Plan (section HE a.5) encourages efficient use of the remaining land available for residential 
development and redevelopment by requiring that new development meet the density minimums, 
as well as maximums, of applicable zone and plan designations. Therefore, the strict application 
of the steep hillside development area regulations would result in conflicts with other City 
regulations and policies including the San Diego General Plan, the Uptown Community Plan, and 
the underlying zoning regulations. 

Findings for Mid-City Communities Development Permit- Section 1512.0204(a) 

1. The proposed use and project design meet the purpose and intent of the Mid-City 
Communities Planned District (Section 1512.0101), and will not adversely affect the Uptown 
Community Plan or the General Plan of the City of San Diego. 

The project proposes 49 residential condominiums units and one commercial condominium unit 
within a five-story mixed-use structure (over two levels of subtenanean parking) and a two-story 
multi-family residential structure (over one level of subtenanean parking) divided by a 
courtyard/amenity space. One of the purposes of the Mid-City Communities Planned District to 
encourage the development of quality multiple residential structures within the Uptown 
communities, which relate in scale and design to the surrounding neighborhood, and provide an 
attractive street environment. 

The Uptown Community Plan designates the 0.73-acre site for Institutional-Hospital. The 
Institutional-Hospital land use designation is applied in the Medical Center Complex 
neighborhood of the Uptown Community to allow for professional offices and medical services 
near UCSD Medical Center and Scripps-Mercy Hospital. The community plan does not preclude 
mixed-use development consisting of office/commercial use within the Institutional-Hospital 
designation. 

The proposed project would include 1,395 square-feet of non-residential floor space which has 
the potential for accommodating medical and professional office use which would implement the 
existing land use designation. Although the community plan does not identify a residential 
density range for this site, the underlying NP-1 zone (approximately 0.66 acres) would allow 73 
dwelling units per acre or 48 units for the NP-1 zone. The RS-1-1 zone (approximately 0.07 
acres) would allow 1 dwelling unit per acre. Based on this maximum density allowed by the 
underlying zones, 49 dwelling units would be allowed on site. As proposed, the 49 residential 
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units and one commercial unit would not adversely impact the goals and recommendations in the 
Uptown Community Plan. 

The proposed project site is located within the Community Plan Implementation Overlay Zone, 
(CPIOZ), Area 'B'. The Urban Design Element of the community plan states that office use in 
areas adjacent to the UCSD Medical Center should only be permitted with a Planned 
Development permit to provide for review of design compatibility and traffic circulation impacts 
in addition to the relationship of office structures to residential development and to open space, 
building height, architectural detailing, setbacks, access, lot configuration, and views. As 
proposed the project is being processed through a Site Development Permit which allows review 
of various aspects of development related to design compatibility and traffic circulation. There 
are no plan designated public views or corridors associated with the project site. 

The project would be consistent with the General Plan Noise Element Table NE-3 Land Use­
Noise Compatibility Guidelines which indicates mixed-use commercial and residential projects 
should be conditionally consistent with exterior noise levels up to 70 decibels and would require 
indoor noise attenuation to achieve a 45-decibel interior noise level. Based on the lack of major 
noise sources, the project would be compatible with the noise levels at the site and would be able 
to provide the required indoor noise attenuation using standard construction methods to meet the 
noise compatibility standards defined in the General Plan Table NE-3. 

The General Plan's Conservation Element includes a goal for San Diego to become a city that is 
an international model of sustainable development and conservation. Policy CE-A.5 recomm ends 
that the construction and operation of new development employ sustainable or "green" building 
techniques. This project provides a variety of sustainable features and meets the General Plan's 
Conservation Element by utilizing energy efficient equipment and lighting, low flow toilets and 
water fixtures. 

The proposed project site is located in close proximity to a proposed Class II bicycle lane along 
Bachman Place, which is located east of the project site and provides access to and from Mission 
Valley. In order to meet the objective in the Transportation Element of the community plan for 
encouraging bicycling as an alternative mode of transportation, the project would include bike 
storage at ground level within the enclosed parking area of the project to accommodate 24 
bicycles. The Transportation Element of the community plan also recommends that off-street 
parking should be placed underground and/or screened from the public right-of-way and adjacent 
residences. The proposed project would implement this recommendation by enclosing all off­
street parking within two levels of subterranean parking with the exception of 11 surface parking 
spaces which are screened from the right-of-way by the residential structure. 

The proposed project would implement the recommendation for minimizing curb-cuts and 
entrances to off-street parking areas to prevent pedestrian and vehicle conflicts by removing two 
existing driveways associated with existing residential development, proposing a single driveway 
to access parking, and improving the site with new sidewalks along the project's frontage. 

The proposed project would meet the guideline within the Urban Design Element of the 
community plan for encouraging new construction to be compatible with existing architectural 
detail and overall appearance of quality development in the surrounding neighborhood by 
incorporating architecture of modern design similar to many of the structures associated with the 

Page 15 of21 



ATTACHMENT 3 

UCSD Medical Center in the immediate neighborhood. To offset building bulk and scale, the 
proposed project would consist of five-story mixed-use structure and a two-story multi-family 
residential structure divided by a courtyard/amenity space and include balconies, vertical 
offsetting surfaces, slightly varying rooflines, varying building materials and textures that would 
be compatible with the varied scale of development within the neighborhood. 

The Urban Design Element also recommends as a guideline that new multi-family residential 
development should incorporate wall texture variations, fa<;:ade offsets, upper-floor setbacks, and 
utilization of varied rooffonns. The proposed multi-family residential portions of project would 
meet this guideline by including balconies, vertical offsetting surfaces, varying rooflines, and 
trellises in the courtyard. Building materials and textures would also include primarily glass, 
painted concrete, cement paneling, and stucco. The project would also meet the guideline of 
providing patios, balconies, courtyards, pools, and other recreational amenities within residential 
projects to maximize useable open space by incorporating a swimming pool, fire pit, community 
lounge with kitchen facilities, and a fitness room as onsite amenities for residents. 

The project proposes several deviations regarding setback, upper-story step backs and height 
requirements but through the granting of a Site Development Pennit the proposed project 
complies with the Mid-City Communities Planned District. The Uptown Community Plan does 
not provide specific recommendations regarding these particular development requirements, 
except for encouraging upper-story step backs to assist in addressing transitions and scale 
between new and existing development which the proposed project would incorporate. Despite 
these deviations, as proposed, the project would be consistent with the Uptown Community 
Plan, as well as with applicable Mobility and Urban Design Element policies contained in the 
General Plan, therefore the project would not adversely impact the applicable land use plans. 

2. The proposed development will be compatible with existing and planned land use on 
adjoining properties and will not constitute a disruptive element to the neighborhood and 
community. In addition, the proposed development will achieve architectural harmony with 
the surrounding neighborhood and community to the extent possible. 

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Bachman Place. The project proposes 49 residential condominiums units and one commercial 
condominium unit within a five-story mixed-use structure (over two levels of subterranean 
parking) and a two-story multi-family residential (over one level of subterranean parking) 
structure divided by a courtyard/amenity space. 

The surrounding Uptown Community Planning area is dominated by medical office buildings and 
the University of California at San Diego (UCSD) Medical Center. The project site is located less 
than 0.10 mile east of the UCSD Medical Center. Several medical office buildings are located 
adjacent to the project site to the north and west. Immediately adjacent to the project site on the 
north side, a pedestrian bridge provides access to the existing off-site Bachman Canyon Parking 
Structure which provides parking for the medical facilities to the west. The parking structure is 
located east of the project site, at a lower elevation than the project site due to its location in the 
adjacent canyon. 

The project proposes various architectural design features including varied structure height, 
balconies, street and accent trees, with the main multi-family residential structure at the north end 
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ofthe site and a smaller multi-family residential structure proposed at the southern end that would 
be only approximately 25 feet above ground level. Architectural and landscape elements would 
enhance the visual appearance and character of the project compared to the existing condition. 
The project would be consistent with the surrounding community character as well as the bulk, 
height, and scale of surrounding development. To the west of the project site is a large parking 
garage for medical office/hospital employees. While structures immediately adjacent to the west 
and south are single-story structures, one block to the west is occupied by large multi-story 
medical office buildings and the larger UCSD Medical Center. The project would comply with 
the City's Municipal Code lighting, landscaping, and zoning regulations. 

The proposed project would meet the guideline within the Urban Design Element of the 
community plan for encouraging new construction to be compatible with existing architectural 
detail and overall appearance of quality development in the surrounding neighborhood by 
incorporating architecture of modem design similar to many of the structures associated with the 
UCSD Medical Center in the immediate neighborhood. The project proposes deviations to 
setbacks, upper story step backs and height as further discussed in Finding No. 6 below. To offset 
building bulk and scale, the proposed project would consist of five-story mixed-use structure and 
a two-story multi-family residential structure divided by a courtyard/amenity space and include 
balconies, vertical offsetting surfaces, slightly varying rooflines, varying building materials and 
textures that would be compatible with the varied scale of development within the neighborhood. 

The Urban Design Element also recommends as a guideline that new multi-family residential 
development should incorporate wall texture variations, fa<;ade offsets, upper-floor setbacks, and 
utilization of varied roof forms. The proposed multi-family residential portions of project would 
meet this guideline by including balconies, vertical offsetting surfaces, varying rooflines, and 
trellises in the courtyard. Building materials and textures would also include primarily glass, 
painted concrete, cement paneling, and stucco. The project would also meet the guideline of 
providing patios, balconies, courtyards, pools, and other recreational amenities within residential 
projects to maximize useable open space by incorporating a swimming pool, fire pit, community 
lounge with kitchen facilities, and a fitness room as onsite amenities for residents. 

Even with the proposed deviations, the project still meets the purpose and intent of the 
architectural regulations as the design provides light and air to the adjacent properties, reduces 
bulk and scale by substantially articulating the structure with balconies and the use of different 
building materials. As described above, the proposed development will achieve architectural 
harmony with the surrounding neighborhood and community to the extent possible. 

3. The proposed use, because of conditions that have been applied to it, will not be detrimental 
to the health, safety and general welfare of persons residing or working in the area, and will 
not adversely affect other property in the vicinity. 

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street and 
Bachman Place within the Uptown Community Plan area. The project proposes 49 residential 
condominiums units and one commercial condominium unit within a five-story mixed-use 
structure (over two levels of subterranean parking) and a two-story multi-family residential 
structure (over one level of subterranean parking) divided by a courtyard/amenity space. The 
proposed project would also include deviations for setbacks, upper story step backs and height. 
Addendum No. 406244 to Mitigated Negative Declaration (MND) No. 406244 has been prepared 
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for the project in accordance with the State of California Environmentally Quality Act (CEQA) 
Guidelines. It has been determined that there are no new significant environmental impacts not 
considered by the previous MND, no substantial changes have occurred with respect to the 
circumstances under which the project is under taken, and there is no new information of 
substantial importance to the project. The proposed project includes mitigation measures to offset 
impacts to the environment in the areas ofBiological Resources (MHPA Land Use Adjacency) 
and Paleontological Resources. Implementation of the Mitigation, Monitoring and Reporting 
Program as well as permit conditions would reduce impacts to below a level of significance. 

The project site is located within the Airport Influence Area, Review Area 2, of the San Diego 
International Airport, Airport Land Use Compatibility Plan (ALUCP) and the Federal Aviation 
Administration (FAA) Part 77 Notification Area. However, it is located outside any Safety 
Compatibility Zones identified on Exhibit 3-1 of the San Diego International Airport ALUCP. 
Although the project did not require an ALUCP consistency determination, the project would be 
consistent with the San Diego International Airport ALUCP based on the proposed land use and 
its location in relation to the airport. The project is required and conditioned in the permit, to self­
certify or provide a determination of no hazard from the FAA prior to the issuance of the first 
construction permits consistent with the San Diego Municipal Code. 

Construction of the project authorized through this pennit will be subject to all adopted building, 
electrical, mechanical, fire and plumbing codes, which will be enforced through plan review and 
building inspections completed by the City's building inspectors. Therefore, the proposed use, 
because of conditions that have been applied to it, will not be detrimental to the health, safety and 
general welfare of persons residing or working in the area, and will not adversely affect other 
property in the vicinity. 

4. For residential and mixed residential/commercial projects within the park-deficient 
neighborhoods shown on Map Number B-4104 that are not exempted by Section 
1512.0203(b )(1)(A) or (B), the proposed development provides a minimum of 750 square 
feet of on-site usable recreational open space area per dwelling unit. The on-site usable 
recreational open space area shall not be located within any area of the site used for vehicle 
parking, or ingress and egress, and shall be configured to have a minimum of 10 feet in each 
dimension. The area will be landscaped and may also include hardscape and recreational 
facilities. 

The Mid- City Communities Planned District identifies facility deficient neighborhoods as those 
shown on Map. No B-41 04. The Central Urbanized Planned District now incorporates all 
neighborhoods that are shown on Map No. B-41 01 and those neighborhoods are no longer within 
the Mid-City Communities Planned District. 

5. In the absence of a street light within 150 feet of the property, adequate neighborhood­
serving security lighting consistent with the Municipal Code is provided on-site. 

The project has been conditioned to conform to all current street lighting standards. Adequate 
street lighting is located within 150 feet of the property. In addition, on site lighting will be 
provided consistent with the City's Municipal Code. 
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6. The proposed use will comply with the relevant regulations in the San Diego Municipal 
Code. 

The project proposes 49 residential condominiums units and one commercial condominium 
within a five-story mixed-use structure (over two levels of subterranean parking) and a two-story 
multi-family residential structure (over one level of subterranean parking) divided by a 
courtyard/amenity space within the NP-1, RS-1-1 zone and the Uptown Community Plan. The 
project includes a deviation to the Environmentally Sensitive Lands (ESL) (Steep Hillsides) 
regulations as further detailed within Supplemental Findings above. The project includes 
deviations to setbacks, height and upper story step backs. The project requires a Mid-City 
Communities Development Permit (MCCDP) which is processed in the same manner as an 
application for a Site Development Pennit for deviations to the development regulations of the 
Mid-City Communities Plmmed District and through the granting ofthe pennit, the proposed 
deviations comply with the SDMC. The deviations are as follows: 

Setbacks 

Proposed 

1. 6 feet interior setback at south property line (PL) 
2. 10 feet rear yard setback opposite Dickinson 
3. 0 feet interior setback eastern PL 
4. 4 feet interior setback northern PL 

Upper Story Step Backs 

Proposed 

5. 6-foot step back (western PL floors 2-5) 
6. 10-12 foot step back (north PL floors 2-5) 
7. 8-foot step back (eastern PL, floors 2-5) 

Required 

17 feet 
15 feet 
6 feet 
6 feet 

Required 

9, 12, and 15 feet 
9, 12, and 15 feet 
9, 12, and 15 feet 

Setbacks: The NP-1 Zone encourages a mixture of office and .residential use at a high density. 
The purpose and intent ofthese regulations are to provide light and air to the adjacent properties 
as well as reduce bulk and scale. The NP-1 Zone also allows a zero foot setback through approval 
of a Mid-City Communities Development Permit. This site is a unique split-zoned property 
configured in an "L" shape, and includes a dead end street with separate setback requirements for 
each zone. Structures located completely underground are exempt from the setback requirements, 
so the deviations are for the buildings above the subterranean parking structure. 

The Transportation Element of the community plan recommends that off-street parking should be 
placed underground and/or screened from the public right-of-way and adjacent residences. The 
setback deviations would allow implementation of this recommendation by enclosing all off­
street parking within two levels of subterranean parking with the exception of 11 surface parking 
spaces which are screened from the right-of-way by the residential structure. The setback 
deviations are also located in areas not visible from any adjacent residential property nor from 
any public rights-of-way. 
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Upper Story Step Backs: The NP-1 zone specifies increasing step backs for each floor above the 
second story. The deviations range from nine to six percent for the west, north, and east side of 
the structure within the NP-1 Zone only. The purpose and intent of the regulations is to provide 
articulation in order to reduce the bulk and scale. The proposed multi-family residential portions 
of project would meet this guideline by including balconies, vertical offsetting surfaces, varying 
rooflines, and trellises in the courtyard. Building materials and textures would also include glass, 
painted concrete, cement paneling, and stucco. On most elevations, the encroachments are for 
open balconies and large retaining walls on the northeast comer that are required due to the 
topography and the proposed subterranean parking. 

The proposed project is uniquely sited on Dickinson with UCSD campus facilities surrounding it. 
UCSD o":'ns a 1,100 car parking structure to the east and access to the main campus is from the 
parking structure along the north and west sides of the proposed project in an approximately 20-
foot wide paved walkway including an 8-inch water main. The paved walkway also provides 
vehicular access to an "L" shaped building to the west and north of the project. For the western 
and northem step back deviations this walkway area creates a de-facto linear open space/setback 
between the proposed structure and its neighboring UCSD building, which meets the purpose and 
intent ofthe requirements by providing light and air to the adjacent properties. 

As with both sets of deviations for setbacks and the reduction ofthe upper story step backs, the 
project would be compatible with the existing architectural detail and overall appearance of 
quality development in the surrounding neighborhood by incorporating architecture of modern 
design similar to many of the structures associated with the UCSD Medical Center in the 
immediate neighborhood. The structure still reduces bulk and scale by utilizing balconies, 
vertical offsetting surfaces, slightly varying rooflines, varying building materials and textures that 
would be compatible with the varied scale of development within the neighborhood. Building 
materials and textures would also include primarily glass, painted concrete, cement paneling, and 
stucco. Even with the proposed deviations, the project still meets the purpose and intent of the 
architectural regulations as the design provides light and air to the adjacent properties and reduces 
bulk and scale by substantially articulating the structure with balconies and the use of different 
building materials. 

Height 

Proposed 
8. 1 09.5 feet overall height (NP -1) 
9. 83 feet plumb line (NP-1) 
10. 61 feet plumb line (RM-1-1) 

Max Allowed 
70 feet 
60 feet 
30 feet 

Height: The NP -1 Zone allows a maximum height of 50 feet with an additional 10 feet for 
projects with underground parking and an additional! 0 feet for the grade differential which puts 
the maximum allowable overall height at 70 feet. The project proposes a maximum overall height 
of 109 feet. The project site within the NP-1 Zone is relatively flat except for the north and 
southeastem comers which are the only areas where the overall height deviation height is 
proposed. The RS-1-1 allows a height limit of 30 feet. Photographic renderings were prepared 
during project review to show that the lower portions ofthe buildings were not visible from 
adjacent street or properties due to the presence of the UCSD parking structure and the vegetation 
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in the canyon to the south. According to the community plan, there are no designated public view 
or corridors on the project site. The increase in height is consistent with the purpose and intent of 
the regulation, would allow for a more functional project and would not adversely affect the 
surrounding community. 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning 
Commission, Site Development Permit No. 1420454 is hereby GRANTED by the Planning Commission 
to the referenced Owner/Pennittee, in the form, exhibits, terms and conditions as set forth in Permit No. 
1420454, a copy of which is attached hereto and made a part hereof. 

ReneeMezo 
Development Project Manager 
Development Services 

Adopted on: December 17, 2015 

SAP or WBS Number: 24005534 
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ATTACHMENT 4 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

SITE DEVELOPMENT PERMIT NO. 1420454 
101 DICKINSON, PROJECT NO. 406244: MMRP 

PLANNING COMMISSION 
DRAFT 

This SITE DEVELOPMENT PERMIT NO. 1420454 is granted by the Planning Commission of 
the City of San Diego to SHIRAZ PARTNERS, A DELAWARE LIMITED PARTNERSHIP, 
Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] sections 143.0110 and 
1512.0203. The 0.73-acre project site is located at 101-112 Dickinson Street, between Front 
Street and Bachman Place. The majority ofthe site is zoned NP-1 (approximately 0.66-acres) 
with a small portion in the RS-1-1 Zone (approximately .07-acres) at the southern p01iion of the 
site. The site is also in the Mid-City Communities Planned District, the Community Plan 
Implementation Overlay Zone Area "B" (CPIOZ B), the Lindberg Field Airp01i Influence Area 
(Review Area 2) and the Federal Aviation Administration (FAA) Part 77 Notification Area 
within the Medical Complex neighborhood of the Uptown Community Plan. The project site is 
legally described as: Parcell ofMap No. 12168 and Lots 9-12, Block 5 of First Street Addition, 
Map No. 896. 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to demolish existing residences and construct 49 residential condominium units 
and one commercial condominium unit described and identified by size, dimension, quantity, 
type, and location on the approved exhibits [Exhibit "A"] dated December 17, 2015, on file in 
the Development Services Department. 

The project shall include: 

a. The demolition of three single-family units and 16 multi-family units addressed as 112-
118 Dickinson Street, 110 Dickinson Street, 104-108 Dickinson, A-H Dickinson Street, 
101 and 102 Dickinson Street; 
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b. The construction of 49 (approximately 72,000 square feet) residential condominium 
units, two levels of underground parking, and one commercial condominium unit 
(approximately 1,400 square feet); 

c. Deviations to the development regulations of the underlying zones for setbacks, upper 
story step backs, and height. 

d. Landscaping (planting, irrigation and landscape related improvements); 

e. Off-street parking; 

f. Retaining walls; and 

g. 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 ofthis Permit, and any other applicable regulations of the 
SDMC. 

STANDARD REQUIREMENTS: 

1. This pern1it 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 pennit shall be void unless an 
Extension of Time has been granted. Any such Extension ofTime must meet all SDMC 
requirements and applicable guidelines in effect at the time the extension is considered by the 
appropriate decision maker. This pennit must be utilized by XXXX, 2018. 

2. This pennit supersedes the previous Extension ofTime No. 611808 (PTS#306663). 

3. No pennit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Pennit be conducted 
on the premises until: 

a. The Owner/Permittee signs and returns the Pennit to the Development Services 
Department; and 

b. The Pennit 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 Pennit 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 ofthis 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. In accordance with authorization granted to the City of San Diego from the United States 
Fish and Wildlife Service [USFWS] pursuant to Section 10(a) of the federal Endangered Species 
Act [ESA] and by the California Department ofFish and Wildlife [CDFW] pursuant to 
California Fish and Wildlife Code section 2835 as part of the Multiple Species Conservation 
Program [MSCP], the City of San Diego through the issuance of this Permit hereby confers upon 
Owner/Pennittee the status of Third Party Beneficiary as provided for in Section 17 of the City 
of San Diego Implementing Agreement [IA], executed on July 16, 1997, and on file in the Office 
of the City Clerk as Document No. 00-18394. Third Party Beneficiary status is conferred upon 
Owner/Pennittee by the City: (1) to grant Owner/Permittee the legal standing and legal right to 
utilize the take authorizations granted to the City pursuant to the MSCP within the context of 
those limitations imposed under this Pennit and the IA, and (2) to assure Owner/Pennittee that 
no existing mitigation obligation imposed by the City of San Diego pursuant to this Pennit shall 
be altered in the future by the City of San Diego, USFWS, or CDFW, except in the limited 
circumstances described in Sections 9.6 and 9.7 ofthe IA. If mitigation lands are identified but 
not yet dedicated or preserved in perpetuity, maintenance and continued recognition of Third 
Pmiy Beneficiary status by the City is contingent upon Owner/Permittee maintaining the 
biological values of any and all lands committed for mitigation pursuant to this Permit and of full 
satisfaction by Owner/Permittee of mitigation obligations required by this Permit, in accordance 
with Section17.1D ofthe IA. 

9. The Owner/Pennittee shall secure all necessary building pennits. The Owner/Permittee is 
informed that to secure these pennits, 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. 

10. Construction plans shall be in substantial confonnity to Exhibit "A." Changes, 
modifications, or alterations to the construction plans are prohibited unless appropriate 
application(s) or amendment(s) to this Pennit have been granted. 

11. 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 Pennit. 
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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 ofthe "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 enviromnental 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/Pennittee shall not thereafter be 
responsible to defend, indemnify, and hold hannless 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 ofthe 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 perfonn any settlement unless such settlement is approved by Owner/Permittee. 

ENVIRONMENTAL/MITIGATION REQUIREMENTS: 

13. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRP] 
shall apply to this Permit. These MMRP conditions are hereby incorporated into this Pennit by 
reference. 

14. The mitigation measures specified in the MMRP and outlined in the Addendum No. 
406244 to Mitigated Negative Declaration No. 157724, shall be noted on the construction plans 
and specifications under the heading ENVIRONMENTAL MITIGATION REQUIREMENTS. 

15. The Owner/Permittee shall comply with the MMRP as specified in Addendum No. 406244 
to Mitigated Negative Declaration No. 157724 to the satisfaction of the Development Services 
Department 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: 

Paleontological, Biological Resources 
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AFFORDABLE HOUSING REQUIREMENTS: 

16. Prior to the issuance of any building permits, the Owner/Permittee shall comply with the 
affordable housing requirements of the City's Inclusionary Affordable Housing Regulations 
(SDMC § 142.1301 et seq.). 

AIRPORT REQUIREMENTS: 

17. Prior to the issuance of any building 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 ofNo 
Hazard to Air Navigation, or provide an FAA Determination ofNo Hazard to Air Navigation as 
specified in Information Bulletin 520 

ENGINEERING REQUIREMENTS: 

18. The Site Development Pennit shall comply with all conditions of the Final Map for the 
Tentative Map No. 1428149. 

19. The project proposes to export 14,000 cubic yards of material fi·mn 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"), 2009 
edition and Regional Supplement Amendments adopted by Regional Standards Committee. 

20. The drainage system proposed for this development, as shown on the site plan, is private 
and subject to approval by the City Engineer. 

21. Prior to the issuance of any building pennits, the Owner/Permittee shall assure, by permit 
and bond, the construction of a current City Standard concrete driveway per approved Exhibit 
'A', adjacent to the site on the nmih side of Dickinson Street, satisfactory to the City Engineer. 

22. Prior to the issuance of any building pem1its, the Owner/Pennittee shall assure, by pennit 
and bond, the construction of a current City Standard commercial concrete driveway per 
approved Exhibit 'A', adjacent to the site on the south side of Dickinson Street, satisfactory to the 
City Engineer. 

23. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by pennit 
and bond, to construct curb, gutter and sidewalk per approved Exhibit 'A', adjacent to the site on 
Dickinson Street, satisfactory to the City Engineer, satisfactory to the City Engineer. 

24. Prior to the issuance of any construction permit, the Subdivider shall enter into a 
Maintenance Agreement for the ongoing pennanent Best Management Practices maintenance, 
satisfactory to the City Engineer. 

25. Prior to the issuance of any construction permit, the Subdivider shall incorporate any 
construction Best Management Practices necessary to comply with Chapter 14, Article 2, 
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Division 1 (Grading Regulations) of the San Diego Municipal Code, into the construction plans 
or specifications. 

26. Prior to the issuance of any construction pennit the Subdivider shall submit a Water 
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines 
in Appendix E of the City's Storm Water Standards. 

27. Prior to the issuance of any construction permit, the Water Quality Technical Report 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. 

LANDSCAPE REQUIREMENTS: 

28. Pursuant to SDMC 142.0412(i), the proposed scope of work includes a modified Brush 
Management Program. This modification includes a Brush Management Zone One varying from 
9 to12 feet, a Brush Management Zone Two of zero feet, and enhanced structural resistivity 
measures as approved by the Fire Marshal. The Brush Management Zone and related structural 
requirements shall be shown on subsequent engineering and building plans. 

29. Prior to issuance of any engineering permits for grading, the Owner/Permittee shall submit 
complete construction documents for the revegetation and hydro seeding of all disturbed land in 
accordance with the Landscape Standards and to the satisfaction of the Development Services 
Department. All plans shall be in substantial conformance to this permit (including 
Enviromnental conditions) and Exhibit 'A,' on file in the Office of the Development Services 
Depmiment. 

30. Prior to issum1ce of any engineering pennits for right-of-way improvements, the 
Owner/Pennittee shall submit complete landscape construction documents for right-of-way 
improvements to the Development Services Department for approval. Improvement plans shall 
show, label, and dimension a 40-square-footarea 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. 

31. In the event that a foundation only permit is requested, the Owner/Permittee shall submit a 
site plan or staking layout plan identifying all landscape areas consistent with Exhibit 'A,' 
Landscape Development Plan, on file in the Office of the Development Services Department. 
These landscape areas shall be clearly identified with a distinct symbol, noted with dimensions 
and labeled as 'landscaping area.' 

32. Prior to issuance of any construction permits for structures, the Owner/Permittee shall 
submit complete landscape and irrigation construction documents consistent with the Landscape 
Standards to the Development Services Department for approval. The construction documents 
shall be in substantial conformance with Exhibit 'A,' Landscape Development Plan, on file in the 
Development Services Department. 
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33. The Owner/Permittee shall submit a water budget in accordance with the Water 
Conservation Requirements per SDMC 142.0413, Table 142-041, to be included with the 
construction documents. An irrigation audit shall be submitted consistent with Section 2.7 of the 
Landscape Standards of the Land Development Manual at final inspection. The irrigation audit 
shall certify that all irrigation systems have been installed and operate as approved by the 
Development Services Department. 

34. The Owner/Permittee shall be responsible for the maintenance of all landscape 
improvements shown on the approved plans, including in the right-of-way, consistent with the 
Landscape Standards unless long-tenn maintenance of said landscaping will be the responsibility 
of a Landscape Maintenance District or other approved entity. All required landscape shall be 
maintained in a disease, weed and litter free condition at all times. Severe pruning or "topping" 
of trees is not pennitted unless specifically noted in this Permit. 

35. If any required landscape (including existing or new plantings, hardscape, landscape 
features, etc.) indicated on the approved construction document plans is damaged or removed 
during demolition or construction, the Owner/Permittee shall repair and/or replace it in kind and 
equivalent size per the approved documents to the satisfaction of the Development Services 
Department within 30 days of damage. 

PLANNING/DESIGN REQUIREMENTS: 

36. A topographical survey confonning to the provisions of the SDMC may be required if it is 
detennined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Pennit or a regulation of the underlying zone. The cost of 
any such survey shall be borne by the Owner/Pennittee. 

3 7. Any part of a fence located within the front yard area that is more than 3 feet above grade 
will either be transparent or have at least 35 percent of the vertical surface area of each 6-foot 
horizontal section open to light and air. 

38. All signs associated with this development shall be consistent with sign criteria established 
by the City-wide sign regulations. 

39. The Owner/Permittee shall post a copy of each approved Discretionary Permit or Tentative 
Map in its sales office for consideration by each prospective buyer. 

40. All private outdoor lighting shall be shaded and adjusted to fall on the same premises 
where such lights are located and in accordance with the applicable regulations in the SDMC. 

TRANSPORTATION REQUIREMENTS 

41. No fewer than 99 parking spaces (1 08 provided) including 3 accessible spaces, 7 
motorcycle spaces, 26 short-tenn bicycle spaces, and 1 long-term bicycle space shall be 
maintained on the property at all times in the approximate locations shown on Exhibit "A". All 
on-site parking stalls and aisle widths shall be in compliance with requirements of the City's land 
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Development Code and shall not be converted and/or utilized for any other purpose, unless 
otherwise authorized in writing by the Development Services Department. 

42. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit 
and bond construction of a 25-foot curb radius cul-de-sac with curb, gutter, and a 5-foot 
minimum width sidewalk at east end of Dickinson Street per approved Exhibit 'A', satisfactory to 
the City Engineer. 

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS 

43. Prior to the issuance of any building permits, the Owner/Pennittee shall apply for a 
plumbing permit for the installation of appropriate private back flow prevention device(s), on 
each water service (domestic, fire and irrigation), in a manner satisfactory to the Public Utilities 
Director and the City Engineer. Back Flow Prevention Devices (BFPD) shall be located above 
ground on private property, in line with the service and immediately adjacent to the 1ight-of-way. 
The Public Utilities Department will not permit the required BFPDs to be located below grade or 
within the structure. 

44. Prior to the issuance of any building pennits, the Owner/Pennittee shall assure, by pennit 
and bond, the design and construction of the required 1 0-inch public dual water main in 
Dickinson Street, is to be in accordance with established criteria in the most current City of San 
Diego Water and Sewer Design Guides. 

45. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit 
and bond, the design and construction of all public water and sewer facilities are to be in 
accordance with established criteria in the most current City of San Diego Water and Sewer 
Design Guides. 

46. All proposed private water and sewer facilities located within a single lot are to be designed 
to meet the requirements of the California Uniform Plumbing Code and will be reviewed as part 
of the building pem1it plan check. 

47. 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. 

48. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit 
and bond, to cap (abandon) at the property line any existing unused sewer lateral and install new 
sewer lateral(s) which must be located outside of any driveway or vehicular use area. 

49. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by pennit 
and bond, to remove (kill) at the main any existing unused water service. 

50. All public water and sewer facilities are to be in accordance with the approved Water and 
Sewer Studies. 
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INFORMATION ONLY: 

• The issuance of this discretionary use permit alone does not allow the immediate 
commencement or continued operation of the proposed use on site. The operation allowed 
by this discretionary use 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 pennit 
issuance. 

APPROVED by the Planning Commission of the City of San Diego on XXXX and Approved 
Resolution Number XXXX. 
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PLANNING COMMISSION RESOLUTION NUMBER R-XXXX 

VESTING TENTATIVE MAP NO. 1428149 
101 DICKINSON- PROJECT NO. 406244 

DRAFT 

WHEREAS, SHIRAZ PARTNERS, ADELA LIMITED PARTNERSHIP, Subdivider, and 

JIM KILGORE, Engineer, submitted an application to the City of San Diego for Vesting 

Tentative Map No. 1428149 for the 101 Dickinson project described as the demolition of 

existing residences and the construction of 49 residential condominium units with one (1) 

commercial condominium unit. The 0.73-acre project site is located at 101-112 Dickinson 

A venue in the NP -1 and the RS-1-1 Zones, the Community Plan Implementation Overlay Zone 

(CPIOZ) Area 'B', the Lindberg Field Airport Influence Area (Review Area 2) and the Federal 

Aviation Administration (FAA) Part 77 Notification Area in the Medical Complex neighborhood 

of the Mid-City Cmm11unities Planned District within the Uptown Community Plan area. The 

property is legally described as Parcell of Map No. 12168 and Lots 9-12, Block 5 of First Street 

Addition, Map No. 896; and 

WHEREAS, the map proposes the subdivision of a 0.73-acre site into one (1) lot for 49 

residential condominium units and one (1) commercial condominium unit; and 

WHEREAS, the project complies with the requirements of a preliminary soils and/or 

geological reconnaissance 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 1351 and filed pursuant to the Subdivision Map Act. The total number of 

residential condominium dwelling units is 49 with one (1) commercial condominium unit; and 
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WHEREAS, on December 17,2015, the Planning Commission of the City of San Diego 

considered Vesting Tentative Map No. 1428149 and pursuant to San Diego Municipal Code 

section 125.0440 and Subdivision Map Act section 66428, received for its consideration written 

and oral presentations, 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 Vesting Tentative Map No. 1428149: 

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

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street 
and Bachman Place within the Uptown Community Plan area. The project proposes 49 
residential condominiums units and one commercial condominium within a five-story 
mixed-use structure (over two levels of subterranean parking) and a two-story multi­
family residential structure (over one level of subterranean parking) divided by a 
courtyard/amenity space. The Uptown Community Plan designates the 0.73-acre site for 
Institutional-Hospital. The Institutional-Hospital land use designation is applied in the 
Medical Center Complex neighborhood of the Uptown Community to allow for 
professional offices and medical services near UCSD Medical Center and Scripps-Mercy 
Hospital. The community plan does not preclude mixed-use development consisting of 
office/commercial use within the Institutional-Hospital designation. 

The proposed project would include 1 ,3 95 square-feet of non-residential floor space 
which has the potential for accommodating medical and professional office use which 
would implement the existing land use designation. Although the community plan does 
not identify a residential density range for this site, the underlying NP-1 zone 
(approximately 0.66 acres) would allow 73 dwelling units per acre or 48 units. The RS-1-
1 zone (approximately 0.07 acres) would allow one dwelling unit regardless of area. 
Based on this maximum density allowed by the underlying zones, 49 dwelling units 
would be allowed on site. As proposed, the 49 residential units and one commercial unit 
would not adversely impact the goals and recommendations in the Uptown Community 
Plan. 

The proposed project site is located within the Community Plan Implementation Overlay 
Zone, (CPIOZ), Area 'B'. The Urban Design Element of the community plan states that 
office use in areas adjacent to the UCSD Medical Center should only be pennitted with a 
Planned Development pennit to provide for review of design compatibility and traffic 
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circulation impacts in addition to the relationship of office structures to residential 
development and to open space, building height, architectural detailing, setbacks, access, 
lot configuration, and views. As proposed the project is processed through a Site 
Development Permit which allows review of various aspects of development related to 
design compatibility and traffic circulation. There are no plan designated public views or 
corridors associated with the project site. 

The project would be consistent with the General Plan Noise Element Table NE-3 Land 
Use- Noise Compatibility Guidelines which indicates mixed-use commercial and 
residential projects should be conditionally consistent with exterior noise levels up to 70 
decibels and would require indoor noise attenuation to achieve a 45-decibel interior noise 
level. Based on the lack of major noise sources, the project would be compatible with the 
noise levels at the site and would be able to provide the required indoor noise attenuation 
using standard construction methods to meet the noise compatibility standards. 

The General Plan's Conservation Element includes a goal for San Diego to become a city 
that is an international model of sustainable development and conservation. Policy CE­
A.5 recommends that the construction and operation of new development employ 
sustainable or "green" building techniques. This proj~ct provides a variety of sustainable 
features and meets the General Plan's Conservation Element by utilizing energy efficient 
equipment and lighting, low flow toilets and water fixtures. 

The proposed project site is located in close proximity to a proposed Class II bicycle lane 
along Bachman Place, which is located east of the project site and provides access to and 
from Mission Valley. In order to meet the objective in the Transportation Element of the 
community plan for encouraging bicycling as an alternative mode of transportation, the 
project would include bike storage at ground level within the enclosed parking area of the 
project to accommodate 24 bicycles. The Transportation Element of the community plan 
also recommends that off-street parking should be placed underground and/or screened 
from the public right-of-way and adjacent residences. The proposed project would 
implement this recommendation by enclosing all off-street parking within two levels of 
subterranean parking with the exception of 11 surface parking spaces which are screened 
fi·om the right-of-way by the residential structure. 

The proposed project would implement the recommendation for minimizing curb-cuts 
and entrances to off-street parking areas to prevent pedestrian and vehicle conflicts by 
removing two existing driveways associated with existing residential development, 
proposing a single driveway for access to parking, and improving the site with new 
sidewalks along the project's frontage. 

The proposed project would meet the guideline within the Urban Design Element of the 
community plan for encouraging new construction to be compatible with existing 
architectural detail and overall appearance of quality development in the surrounding 
neighborhood by incorporating architecture of modern design similar to many of the 
structures associated with the UCSD Medical Center in the immediate neighborhood. To 
offset building bulk and scale, the proposed project would consist of a five-story mixed-
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use structure and a two-story multi-family residential structure divided by a 
courtyard/amenity space and include balconies, vertical offsetting surfaces, slightly 
varying rooflines, varying building materials and textures that would be compatible with 
the varied scale of development within the neighborhood. 

The Urban Design Element also recommends as a guideline that new multi-family 
residential development should incorporate wall texture variations, fa<;ade offsets, upper­
floor setbacks, and utilization of varied roof forms. The proposed multi-family 
residential portions of project would meet this guideline by including balconies, vertical 
offsetting surfaces, varying rooflines, and trellises in the courtyard. Building materials 
and textures would also include primarily glass, painted concrete, cement paneling, and 
stucco. The project would also meet the guideline of providing patios, balconies, 
courtyards, pools, and other recreational amenities within residential projects to 
maximize useable open space by incorporating a swimming pool, fire pit, community 
lounge with kitchen facilities, and a fitness room as onsite amenities for residents. 

The project site is located within the Airport Influence Area, Review Area 2, of the San 
Diego International Airport, Airport Land Use Compatibility Plan (ALUCP). However, it 
is located outside any Safety Compatibility Zones identified on Exhibit 3-1 of the San 
Diego International Airpmi ALUCP. Although the project did not require an ALUCP 
consistency detennination, the project would be consistent with the San Diego 
International Airport ALUCP based on the proposed land use and its location in relation 
to the airport. The project has been conditioned to self-certify or provide a detennination 
of no hazard from the FAA prior to the issuance of the first construction pennits 
consistent with the San Diego Municipal Code. 

The project proposes several deviations regarding setback, upper-story step backs and 
height requirements. The Uptown Community Plan does not provide specific 
recommendations regarding these particular development requirements, except for 
encouraging upper-story step backs to assist in addressing transitions and scale between 
new and existing development which the proposed project would incorporate. Despite 
these deviations, as proposed, the project would be consistent with the Uptown 
Community Plan, as well as with applicable Mobility and Urban Design Element 
policies contained in the General Plan, therefore the project would not adversely impact 
the applicable land use plans. 

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 project proposes 49 residential condominiums units and one commercial 
condominium within a five-story mixed-use structure (over two levels of subterranean 
parking) and a two-story multi-family residential structure (over one level of 
subterranean parking) divided by a courtyard/amenity space within the NP-1, RS-1-1 
zone and the Uptown Community Plan. The project includes a deviation to the 
Environmentally Sensitive Lands (ESL) (Steep Hillsides) regulations as further detailed 
within the Supplemental Findings below. The project includes deviations to setbacks, 
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height and upper story step backs. The project requires a Mid-City Communities 
Development Permit (MCCDP) which is processed in the same manner as an application 
for a Site Development Permit and through the granting of the permit, the proposed 
deviations comply with the SDMC. The deviations are as follows: 

Setbacks 

Proposed 

1. 6 feet interior setback at south property line (P L) 
2. 10 feet rear yard setback opposite Dickinson 
3. 0 feet interior setback eastern PL 
4. 4 feet interior setback northern PL 

Upper Story Step Backs 

Proposed 

5. 6-foot step back (western PL floors 2-5) 
6. 10-12 foot step back (north PL floors 2-5) 
7. 8-foot step back (eastern PL, floors 2-5) 

Required 

17 feet 
15 feet 
6 feet 
6 feet 

Required 

9, 12, and 15 feet 
9, 12, and 15 feet 
9, 12, and 15 feet 

Setbacks: The NP-1 Zone encourages a mixture of office and residential use at a high 
density. The purpose and intent of these regulations are to provide light and air to the 
adjacent properties as well as reduce bulk and scale. The NP-1 Zone also allows a zero 
foot setback through approval of a Mid-City Communities Development Pennit. This site 
is a unique split-zoned property configured in an "L" shape, and includes a dead end 
street with separate setback requirements for each zone. Structures located completely 
underground are exempt from the setback requirements, so the deviations are for the 
buildings above the subtenanean parking structure. 

The Transportation Element of the community plan recommends that off-street parking 
should be placed underground and/or screened from the public right-of-way and adjacent 
residences. The setback deviations would allow implementation of this recommendation 
by enclosing all off-street parking within two levels of subtenanean parking with the 
exception of 11 surface parking spaces which are screened from the right-of-way by the 
residential structure. The setback deviations are also located in areas not visible from any 
adjacent residential property nor from any public rights-of-way. 

Upper Story Step Backs: The NP-1 zone specifies increasing step backs for each floor 
above the second story. The deviations range from nine to six percent for the west, north, 
and east side of the structure within the NP-1 Zone only. The purpose and intent ofthe 
regulations is to provide articulation in order to reduce the bulk and scale. The proposed 
multi-family residential portions of project would meet this guideline by including 
balconies, vertical offsetting surfaces, varying rooflines, and trellises in the courtyard. 
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Building materials and textures would also include glass, painted concrete, cement 
paneling, and stucco. On most elevations, the encroachments are for open balconies and 
large retaining walls on the northeast comer that are required due to the topography and 
the proposed subterranean parking. 

The proposed project is uniquely sited on Dickinson with UCSD campus facilities 
surrounding it. UCSD owns a 1,100 car parking structure to the east and access to the 
main campus is from the parking structure along the north and west sides of the proposed 
project in an approximately 20-foot wide paved walkway including an 8-inch water main. 
The paved walkway also provides vehicular access to an "L" shaped building to the west 
and north of the project. For the western and northern step back deviations this walkway 
area creates a de-facto linear open space/setback between the proposed structure and its 
neighboring UCSD building, which meets the purpose and intent of the requirements by 
providing light and air to the adjacent properties. 

As with both sets of deviations for setbacks and the reduction of the upper story step 
backs, the project would be compatible with the existing architectural detail and overall 
appearance of quality development in the surrounding neighborhood by incorporating 
architecture of modem design similar to many of the structures associated with the UCSD 
Medical Center in the immediate neighborhood. The structure still reduces bulk and 
scale by utilizing balconies, vertical offsetting surfaces, slightly varying rooflines, 
varying building materials and textures that would be compatible with the varied scale of 
development within the neighborhood. Building materials and textures would also 
include primarily glass, painted concrete, cement paneling, and stucco. Even with the 
proposed deviations, the project still meets the purpose and intent of the architectural 
regulations as the design provides light and air to the adjacent properties and reduces bulk 
and scale by substantially articulating the structure with balconies and the use of different 
building materials. 

Height 

Proposed 
8. 109.5 feet overall height (NP-1) 
9. 83 feet plumb line (NP-1) 
10. 61 feet plumb line (RM-1-1) 

Required 
70 feet 
60 feet 
30 feet 

Height: The NP-1 Zone allows a maximum height of 50 feet with an additional 10 feet 
for projects with underground parking and an additional10 feet for the grade differential 
which puts the maximum allowable overall height at 70 feet. The project proposes a 
maximum overall height of 109 feet. The project site within the NP-1 Zone is relatively 
flat except for the north and southeastern comers which are the only areas where the 
overall height deviation height is proposed. The RS-1-1 allows a height limit of 3 0 feet. 
Photographic renderings were prepared during project review to show that the lower 
portions of the buildings were not visible from adjacent street or properties due to the 
presence of the UCSD parking structure and the vegetation in the canyon to the south. 
According to the community plan, there are no designated public views or corridors on 
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the project site. The increase in height is consistent with the purpose and intent of the 
regulation, would allow for a more functional project and would not adversely affect the 
surrounding community. 

The project proposes a deviation to encroach into this small area of steep hillsides. The 
developed portion of the site is relatively flat; however a small portion (approximately 
1,800 square-feet or six percent of the entire site) in the southeastern part ofthe site does 
contain steep hillsides as defined by the San Diego Municipal Code (SDMC) Section 
143.0110. This portion ofthe site would contain the five townhouse condominium units 
above one level of subterranean parking. 

The Steep Hillside Guidelines allow encroachment if the area with steep hillsides 
constitutes a minor portion of the entire site and there are no community plan designated 
public views or corridors. According to the community plan, there are no designated 
public views or corridors on the project site. The residential structure will encroach into 
this area but still fits into the hillside and maintains the topography on either side. The 
elevation of this structure is lower in profile than the other proposed structure and steps 
down to follow the general contours of the site. The adjacent canyon is surrounded by 
development and this project would not be seen from any public right-of-way. The 
residential structure located in this area provides balconies orientated towards the canyon, 
vertical offsetting surfaces, slightly varying rooflines, varying building materials and 
textures that would be compatible with the varied scale of development within the 
neighborhood. 

The project has been designed to disturb the minimum area of the steep hillsides. 
Alternative designs could further reduce the building footprint but the proposed project 
allows the majority of the density to remain on the flat portion of the site. This allows the 
courtyard amenities to act as a communal gathering space between the two structures. 
Since the portion containing steep hillsides is only six percent of the entire site, does not 
contain any designated public views or corridors, and is shielded from any public right­
of-way, the site is physically suitable for the design and siting of the proposed 
development and the development will result in minimum disturbance to environmentally 
sensitive lands. 

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

The 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street 
and Bachman Place within the Uptown Community Plan area. The project proposes 49 
residential condominiums units and one commercial condominium unit within a five­
story mixed-use structure (over two levels of subterranean parking) and a two-story 
multi-family residential structure divided by a courtyard/amenity space (over one level of 
subterranean parking). 

The project site is south of Interstate 8, west of State Route 163 with access taken from 
Washington Street and east to the terminus of Dickinson Street which dead ends at the 
project site. The surrounding land uses include the University of California San Diego 
(UCSD) medical center to the west and north, the UCSD parking garage to the east, and 
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several modular buildings and an urban canyon to the south. The existing project site 
consists of three single-family, 16 multi-family units and surface parking. 

The project would remove two existing driveways associated with existing residential 
development and construct a single driveway (from Dickinson) to access ground-level 
and subterranean parking. Dickinson Street would be improved with a 25-foot radius tum 
around to allow fire truck access as well as new curb, gutter and sidewalks. 

Utility improvements would include sewer and waterline connections to the existing 
infrastructure located in Dickinson Street. Storm drain improvements include a vegetated 
swale along the northerly and westerly project boundary, catch basins, and stonn water 
detention devices including an underground storm trap device 'that will run north to south 
along the easterly property boundary. The project has been conditioned to underground 
all new and existing onsite utilities. 

The density range of the NP-1 zone would allow 73 dwelling units per acre or a 
maximum of 48 dwelling units. The RS-1-1 zone would allow 1 dwelling unit. Based on 
this maximum density allowed by the underlying zones, 49 dwelling units would be 
allowed on site. 

The topography of the site ranges from 255 feet above mean sea level to 290 feet above 
mean sea level. The developed portion of the site is relatively flat; however a small 
portion (approximately 1,800 square-feet or six percent of the entire site) in the 
southeastern part of the site does contain steep hillsides as defined by the San Diego 
Municipal Code (SDMC) Section 143.0110. The northeastern area of the site slopes 
down into a canyon that connects to the Multi-Habitat Planning Area (MHPA); however 
the project site is not within the MHP A. 

The Steep Hillside Guidelines allow encroachment if the area with steep hillsides 
constitutes a minor portion of the entire site and there are no community plan designated 
public views or corridors. According to the community plan, there are no designated 
public view or corridors on the project site. The residential structure will encroach into 
this area but still fits into the hillside and maintains the topography on either side. The 
elevation of this structure is lower in profile than the other proposed structure and steps 
down to follow the general contours of the site. The adjacent canyon is surrounded by 
development and this project would not be seen from any public right-of-way. The 
residential structure to be located in this area provides balconies orientated towards the 
canyon, vertical offsetting surfaces, slightly varying rooflines, varying building materials 
and textures that would be compatible with the varied scale of development within the 
neighborhood. 

The project has been designed to disturb the minimum area of the steep hillsides. 
Alternative designs could further reduce the building footprint but the proposed project 
allows the majority of the density to remain on the flat portion of the site. This allows the 
courtyard amenities to act as a communal gathering space between the two structures. 
Since the portion containing steep hillsides is only six percent of the entire site, does not 
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contain any designated public views or corridors, and is shielded from any public right­
of-way, the site is physically suitable for the design and siting of the proposed 
development and the development will result in minimum disturbance to environmentally 
sensitive lands. Since the portion containing steep hillsides is only six percent of the 
entire site, does not contain any designated public views or corridors and is shielded from 
any public right-of-way, the site is physically suitable for the design and density of the 
proposed 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 0.73-acre project site is located at 101-112 Dickinson Street, between Front Street 
and Bachman Place within the Uptown Community Plan area. The project proposes 49 
residential condominiums units and one commercial condominium unit within a five­
story mixed-use structure (over two levels of subterranean parking) and a two-story 
multi-family residential structure divided by a courtyard/amenity space (over one level of 
subterranean parking). The surrounding land uses include the University of California 
San Diego (UCSD) medical center to the west and north, the UCSD parking garage to the 
east, and several modular buildings and an urban canyon to the south. The northeastern 
area ofthe site slopes down into a canyon that connects to the Multi Habitat Planning 
Area (MHPA); however the project site is not within the MHP A. The existing project site 
consists ofthree single-family, 16 multi-family units and surface parking. 

Addendum No. 406244 to Mitigated Negative Declaration (MND) No. 157724 has been 
prepared for the project in accordance with the State of California Environmentally 
Quality Act (CEQA) Guidelines. It has been determined that there.are no new significant 
enviromnental impacts not considered by the previous MND, no substantial changes have 
occurred with respect to the circumstances under which the project is under taken, and 
there is no new infonnation of substantial importance to the project. The proposed project 
includes mitigation measures to offset impacts to the environment in the areas of 
Biological Resources (MHPA Land Use Adjacency) and Paleontological Resources and 
did not include any impacts to fish or wildlife or their habitat. Implementation of the 
Mitigation, Monitoring and Reporting Program as well as permit conditions would ensure 
that substantial enviromnental damage would not affect 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. 

The project proposes 49 residential condominiums units and one commercial 
condominium unit. The proposed project would also include deviations for setbacks, 
upper story step backs and height. Addendum No. 406244 to Mitigated Negative 
Declaration (MND) No. 157724 has been prepared for the project in accordance with the 
State of California Environmentally Quality Act (CEQA) Guidelines. It has been 
determined that there are no new significant environmental impacts not considered by 
the previous MND, no substantial changes have occurred with respect to the 
circumstances under which the project is under taken, and there is no new information of 
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substantial importance to the project. The proposed project includes mitigation measures 
to offset impacts to the environment in the areas of Biological Resources (MHPA Land 
Use Adjacency) and Paleontological Resources. Implementation ofthe Mitigation, 
Monitoring and Reporting Program as well as permit conditions would reduce impacts to 
below a level of significance. 

The project site is located within the Airport Influence Area, Review Area 2, of the San 
Diego International Airport, Airport Land Use Compatibility Plan (ALUCP). However, it 
is located outside any Safety Compatibility Zones identified on Exhibit 3-1 of the San 
Diego International Airport ALUCP. Although the project did not require an ALUCP 
consistency detennination, the project would be consistent with the San Diego 
International Airport ALUCP based on the proposed land use and its location in relation 
to the airport. The project has been conditioned to self-ce1iify or provide a determination 
of no hazard from the FAA prior to the issuance of the first construction permits 
consistent with the San Diego Municipal Code. 

Construction of the project authorized through this pennit will be subject to all adopted 
building, electrical, mechanical, fire and plumbing codes, which will be enforced through 
plan review and building inspections completed by the City's building inspectors. 
Therefore, as proposed, the project will not be detrimental to the public health, safety, or 
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 project proposes 49 residential condominiums units and one commercial 
condominium unit. The Vesting Tentative Map is for the subdivision to allow 
condominium ownership. There are no existing easements acquired by the public at large 
for access through or use of property within the proposed subdivision, therefore, no 
conflicts exist. 

7. The design of the proposed subdivision provides, to the extent feasible, for future 
passive or natural heating and cooling opportunities. 

The proposed subdivision will not impede or inhibit any future passive or natural'heating and 
cooling opportunities. The proposed design and conditions of the Vesting Tentative Map as 
well as the associated Site Development Permit have been adopted for the future construction 
of the residential and commercial units and provide opportunity through building materials, 
site orientation, architectural treatments, placement and selection of plant materials to 
provide, to the extent feasible, for 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. 
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The project will be required to pay all applicable Developer hnpact Fees (DIF), school 
fees, water/sewer connection fees and other impact fees at building permit issuance in 
accordance with the City's Public Facilities Financing Plan and Impact Fee Schedule. 
The project site is served by existing public infrastructure, located within Dickinson 
Street. There is an encroachment in enviromnentally sensitive lands (steep hillsides) but 
with through the granting of the permit, the proposed deviations comply with the San 
Diego Municipal Code and the Steep Hillside Guidelines. The guidelines allow 
encroachment if the area with steep hillsides constitutes a minor portion of the entire site 
and there are no community plan designated public views or corridors. Additionally, 
Addendum No. 406244 to Mitigated Negative Declaration (MND) No. 157724 has been 
prepared for the project in accordance with the State of Califomia Environmentally 
Quality Act (CEQA) Guidelines. It has been determined that there are no new significant 
enviromnental impacts not considered by the previous MND, no substantial changes have 
occurred with respect to the circumstances under which the project is under taken, and 
there is no new infonnation of substantial importance to the project. The proposed project 
includes mitigation measures to offset impacts to the environment in the areas of 
Biological Resources (MHPA Land Use Adjacency) and Paleontological Resources. 
Implementation of the Mitigation, Monitoring and Reporting Program as well as permit 
conditions would reduce impacts to below a level of significance. 

The 0.73-acre site is zoned NP-1 (Neighborhood Professional) which allows up to 73 
dwelling units per acre and RS-1-1 (Residential-Single Family) which allows 1 dwelling 
unit. The NP-1 zone is approximately 0.66-acres and would allow 48 units. The RS-1-1 
zone is approximately 0.07 acres and would allow one dwelling unit regardless of 
acreage. Based on this maximum density allowed by the underlying zones, 49 dwelling 
units would be allowed on site. The project proposes 49 new, market-rate, for-sale 
residential condominium units and one commercial condominium unit. The project would 
also include the demolition of three single-family residences and 16 multi-family 
residential units, resulting in a net gain of 30 additional housing units within the Uptown 
Community. The subdivision has been conditioned to comply with the City-wide 
Affordable Housing Regulations. 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 found that the proposed subdivision will not adversely impact 
the housing needs of the region. 

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

herein incorporated by reference. 

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

Planning Commission, Vesting Tentative Map No. 1428149 is hereby granted to SHIRAZ 

-PAGE 11 OF 12-



ATTACHMENT 5 

PARTNERS, ADELA WARE LIMITED PARTNERSHIP subject to the attached conditions 

which are made a part of this resolution by this reference. 

By 
ReneeMezo 
Development Project Manager 
Development Services Department 

ATTACHMENT: Vesting Tentative Map Conditions 

Internal Order No. 24005534 
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ATTACHMENT 6 

PLANNING COMMISSION 
CONDITIONS FOR VESTING TENTATIVE MAP NO. 1428149 

101 DICKINSON- PROJECT NO. 406244 

ADOPTED BY RESOLUTION NO. R- ON --------- --------
DRAFT 

GENERAL 

1. This Vesting Tentative No. 1428149 will expire on January 4, 2019. 

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, unless otherwise noted. 

3. A Final Map is required to consolidate the existing lots into one lot and to 
subdivide the ownership interest. 

4. Prior.to the recordation of the Final 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. 

5. This Tentative Map shall confonn to the provisions of Site Development Permit 
No. 1420454. 

6. The Subdivider shall defend, indemnify, and hold the City (including its agents, 
officers, and employees [together, "Indemnified Parties"]) hannless 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 
66499.3 7. 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 perfonn any settlement unless such settlement 
is approved by the Subdivider. 

Project No. 406244 
TM No.l428149 
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ENGINEERING 

7. Prior to the recordation ofthe Final Map, the Owner/Permittee shall dedicate 
additional right-of-way on Dickinson Street per approved Exhibit 'A' to provide a 
5-foot minimum to 10-foot maximum curb-to-property-line distance, satisfactory 
to the City Engineer. 

8. Whenever street rights-of-way are required to be dedicated, it is the responsibility 
ofthe Owner/Permittee to provide the right-of-way free and clear of all 
encumbrances and prior easements. The Applicant must secure "subordination 
agreements" for minor distribution facilities and/or "joint-use agreements" for 
major transmission facilities. 

9. The Subdivider shall underground any new service run to any new or proposed 
structures within the subdivision. 

10. The Subdivider shall ensure that all existing onsite utilities serving the 
subdivision shall be undergrounded with the appropriate permits. The Subdivider 
shall provide written confirmation from applicable utilities that the conversion has 
taken place, or provide other means to assure the undergrounding, satisfactory to 
the City Engineer. 

11. The Subdivider shall apply for a plumbing pennit for the installation of 
appropriate private back flow prevention device(s), on each water service 
(domestic, fire and irrigation), in a manner satisfactory to the Public Utilities 
Director and the City Engineer. Back Flow Preventative Devices shall be located 
above ground on private property, in line with the service and immediately 
adjacent to the Right-of-Way. 

12. The Subdivider shall provide a letter, agreeing to prepare CC&Rs for the 
operation and maintenance of all private water and sewer facilities that serve or 
traverse more than a single condominium unit or lot. 

MAPPING 

13. "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]. 

14. "California Coordinate System" means the coordinate system as defined in 
Section 8801 through 8819 of the California Public Resources Code. The 

Project No. 406244 
TM No.1428149 
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specified zone for San Diego County is "Zone 6," and the official datum is the 
"North American Datum of 1983." 

15. The final map shall: 

a. Use the California Coordinate System for its "Basis of Bearing" and 
express all measured and calculated bearing values in tenns of said 
system. The angle of grid divergence from a true median (theta or 
mapping angle) 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 conversion of grid-to-ground 
distances shall be shown on the map. 

PUBLIC UTILITIES 

16. All proposed private water and sewer facilities located within a single lot are to be 
designed to meet the requirements of the California Uniform Plumbing Code and 
will be reviewed as part of the building permit plan check. 

17. 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. 

18. All public water and sewer facilities are to be in accordance with the approved 
Water and Sewer Studies. 

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.). 

Project No. 406244 
TM No.1428149 
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• 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 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 Vesting 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 Vesting Tentative 
Map, may protest the imposition within ninety days of the approval of this 
Vesting 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 pem1its 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. 24005534 

Project No. 406244 
TM No.l428149 
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PROJECT TEAM 

OWNERIDEVELOPfR 

SHIRAZ PARTNERSHIP LP 

P.O.BOX3111 

LA JOLlA. CA 92038 

BEN BADIEE 

MOOILE~7-7323 

ben@i:la<fleedeve!oementcom 

OWNER/DEVELOPER PMICM 

MERACON CORPORATION 

7580 CALOMA CIRCLE 

CARLSBAD, CA 92009 

SCOTT MERRY. PRESIDENT 

MOBILE760-717-0615 

scollm@meracon.com 

~ 
AVRP STUDIOS 

703 16TH STREET, STE.. 200 

SAN DIEGO. CA 92101 

DOUG AUSTIN FAlA, PRINCIPLE 

OFFICE619-704-2700 

dtlauslin@avrpstudios.com 

ZANEELYAJA 

OFFICE 619-7()4...2700 X 3293 

~:e!yftavrpsludlos.com 

STRUCTURAL ENGINEER 

GLOTMAN SIMPSON U.S. IllC 

1661 WEST 5TH AVE 

VANCOURVER. BC 

CANAOAV6J1N5 

604-734-8622 

MEP ENGINEER 

FASHANOI &ASSOCIATES. INC. 

9320 CHESAPEAKE DRIVE. STE. 102 

SAN DIEGO. CA 92123 

TONI FASHANDI, PRESIDENT 

OFFICE8.56-277-0505 

LANDSCAPE ARCHITECT 

MLA 

703 16TH STREET, STE. 100 

SAN DIEGO. CA 92101 

DAVID MCCULOUGH 

619-296-3150 

david@rrtudeo:>rn 

GEOTECHNICAL ENGINEER 

NINYO & MOORE 

5710 RUFFIN ROAD 

SAN DIEGO. CA 92123 

RON HALBERT, PE. SR. ENGINEER 

OFFICE 858-576-1000 

MOBILE 858-518-3472 

rhalbert@nlnyoandmoore.com 

ENVIRONMENTAl.JtiiOLOGICAl CONSULT 

RECON 

1927 FIFTH AVENUE 

SAN DIEGO. CA 92101 

LANCE UNVEZOYT 

01'FICE619-308-9333 

UTILITY CONSULTANT 

ENGINEERING PARTNERS, INC. 

9565WAPLES STREET, STE. 100 

SAN DIEGO, CA 92121 

RANDY MICHAEL 

OFFICE858-824-1761 

MOBILE 619.921-7632 

~ 
lATITUDE 33 PLANNING & ENGINEERING 

9968 HJBERT STREET, 2ND FLOOR 

SAN DIEGO, CA 92131 

JIM KILGORE, SR. ASSOCIATE 

OFFICEasB-a7>1719 

MOBILE 619-823-3533 

!!m.k!oofdt4.atltude33.com 

ARMANDO URQUIDEZ 

ll rmanclo.ura!Ade!@latitude3J.c:om 

CITYtENTTTLEMENT CONSULTANT 

MADIGAN CONSULTING, INC. 

877 ISLAND AVENUE 1508 

SAN DIEGO. CA 92101 

LAURIE MADIGAN 

OFFICE/MOBILE 619-~27 

laurieftrnadlq!n!a.n 

SCOPE OF WORK 

THE PROPOSED PROJECT IS LOCATED ON A0.7J..ACRE SITE AT 101 DICKINSON STREET BETWEEN FRONT STREET AND BACHMAN PlACE. THE 31,745-SOUARE-FOOT SITE IS LOCATED WITHIN THE UPTOWN COMMUNITY PLAN AREA AND FALLS WITHIN THE 
REGULATIONS OF THE MID-CITY COMMUNmES PLANNED DISTRICT. IT IS LOCATED IN BOTH THE NP-1 ZONE (26,5.55 SQUARE FEEn AND RS-1-1 ZONE ( 3.190 SQUARE FEEl) . THE PROPOSED PROJECT WILL OEMOUSH 3 SINGlE-FAMILY AND 16 
MUL TI-FAMJL Y UNITS AND CONSTRUCT A FOUR-STORY RESIDENTIAI..JMIXED-USE BUILDING OVER SUBTERRANEAN PARKING. 

REQUIRED PERMITS: A PROCESS FOUR SITE DEVELOPMENT PERMIT FOR DEVIATIONS TO THE ENVIRONMENTALLY SENSITIVE LANDS REGULATIONS (STEEP HILLSIDES). A PROCESS THREE SITE DEVELOPMENT PERMIT FOR DEVELOPMENT 
WITHIN THE MID-CITY COMMUNITIES PLANNED DISTRICT IN COMPLIANCE WITH SAN DIEGO MUNICIPAL CODE (SOMC)SECTION 1512.0203(BX4J DUE TO THE REQUESTED DEVELOPMENT REGUlATION DEVIATIONS. FOR EXCEEDING THE 

THRESHOLD DWELLING UNITS AS LISTED IN SECTION 1512.0203 , TABLE 1512-02A AND FOR BEING WITHIN THE COMMUNITY PLAN IMPt.EMENTATlON OVERLAY ZONE (CPIOZ)AREA ·a· AND A PROCESS 4 VESTING TENTATIVE MAP PER SAN 
DIEGO MUNICIPAL CODE (SOMC) SECTION 125 0401 TO CREATE 49 RESIDENTIAL CONDOMINIUMS UNITS AND ONE COMMERCIAL CONDOMINIUM. 

DEVELOPMENT DATA 
GROSS SITE AREA: 

THE PROPOSED PROJECT IS LOCATED ON A 0.73--ACRE SITE AT 101 DICKINSON STREET BETWEEN FRONT STREET AND BACHMAN PlACE. THE 
31.745-SQUARE..fOOT SITE IS LOCATEDWfTHIN THE UPTOWN COMMUNITY PlAN AREAANO FALLS WITHIN THE REGULATIONS OF THE MIO-CilY 
COMMUNITIES PLANNED DISTRICT. 

FLOOR AREA: 

• 1.393SOUARE FEET OF MEDICAL/PROFESSIONAL OFFICE/RESTAURANT SPACE. 

• 61 .733 SQUARE FEET OF RESIDENTIAL (FOR.sALE) 49 CONDO UNITS AND 9.225 SQUARE FEET OF CIRCULATION/AMENITY SPACE 
COMPRISING A TOTAL OF 72,351 SQUARE FEET OF FLOOR AREA. 

• THE PERMITTED FAR IS 72.353 SQUARE FEET. 

• THE UNDERGROUND PARKING STRUCTURE TOTALS APPROXIMATELY 51,537 SQUARE FEET. 

EXISTING AND PROPOSED USES: 

THE PROPOSED PROJECT WILL DEMOLISH 3 SINGLE.f"AM!L Y AND 16 MUL Tl-FAMIL Y UNITS AND CONSTRUCT A FOUR-$T0RY 
RESIOENTIAUMIXED-USE BUILDING OVER SUBTERRANEAN PARKING. 

YEAR CONSTRUCTED FOR All EXISTING STRUCTURES ON THE LOT: 1924 AND 1940 

GEOLOGIC HAZARD CATEGORY: 52 

ZONING DESIGNATION: NP-1 ZONE (28.555 SQUARE FEET) AND RS-1-1 ZONE (3.190 SQUARE FEE"O . 

TYPE Of CONSTRUCTION: lYPE VA ON TYPE lA. 

PROPOSED OCCUPANCY: R·2. MANO S-2 

LEGAL DESCRIPTION: . PARCEL 1; PARCEll Of PARCEL MAP 12168, IN THE CITY Of SAN DIEGO, STATE OF CALIFORNIA, 

ACCORDING TO MAP THEREOF ON FllE IN THE OFFICE OF THE COUNTY RECORDER OF SAID 

COUNlY, AS DOCUMENTED NO. 82·170919, RECORDED ON JUNE4. 1982 OF OfFICIAl RECORDS. 

PARCEL 2: LOTS 9, 10, I 1, 121N BLOCK 5 OF FIRST STREET AOOITlON. IN THE CllY OF SAN DIEGO, 

STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 696, FILED IN THE OFFICE OF THE 

COUNlY RECORDER Of SAN DIEGO COUNTY. MAY 14. 1903 

ASSESSOR PARCEL NUMBER: APN: 4«-311-IQ-00 AND 444-30Hl2-QO 

OWNER'S NAME AND ADDRESS: BADIEE DEVELOPMENT. INC • • P.O. BO;o; 3111 , LA JOllA, CA92038 

BEN BAOIEE, MQellE 858-337-7323. ben@l>aalee<leve!opment.com 

REQUIRED DISCRETlONARY PERMITS/APPROVALS: SITE DEVELOPMENT PERMIT 

TENTATIVE MAP 

DEVIA110NS: 
SETBACKS: 
PROPOSED 
1 6 FEET INTERIOR SIDE AT SOliTH PROPERTY UNE (PL) 
2 10 FEET REAR YARD SETBACK OPPOSITE DICKINSON 
3 OFEETINTERIORSIDEATEASTERNPL 
4 4 FEET lp.(JERIOR. SIDE AT NORTHERN PL 

UPPER STORY STEP BACKS: 
PROPOSED 
5 6 FEET STEP BACK (WESTERN Pl UPPER FLOORS) 
e 10"- 12" STEP BACK (NORTH PL UPPER FlOORS) 
7 6 FEET STEP BACK (EASTERN Pt.. UPPER FLOORS) 

REQUIRED 
17FEET 
15FEET 
OFEET 
6FEET 

REQUIRED 
9, 12. AND 15 FEET 
12, AND 15FEET 
9. 12. AND IS FEET 

HEIGHT: 
PROPOSED REQUIRED 
8 109.5 FEET OVERALL HEIGHT (NP· 1) 70 FEET 
9. 83 FEET PLUMB UNE (NP- 1) 60 FEET 
10e1 FEETPLUMBUNE(RM-1 · 1) 30fEET 

CONSTRUCTION NOTES 
1. BUILDING WILL BE CONSTRUCTED TO MEET REQUIREMENTS OF All APPLICABLE 

CURRENT CODES. 

2. THE CURRENT CALIFORNIA CONSTRUCTION CODES ARE THE 2013 CALIFORNIA 
BUILDING CODE (BASED ON 201218C PUBLISHED BY ICC) , THE 2013 CAUFORNIA 
ELECTRICAL CODE (BASED ON THE 2011 NEC PUBLISHED BY NFPAJ , THE 2013 
CALIFORNIA PLUMBING CODE (BASED ON THE 2012 UPC PUBLISHED BY IAPMQ . 

THE 2013 CAliFORNIA MECHANICAL CODE (BASED ON THE 2012 UMC PUBLISHED BY 
IAPMQ AND THE 2013 CAUFORNIA FIRE CODE (BASED ON THE 20121FC PUBLISHED 

BY ICC) • THE 2013CAUFORNIA GREEN BUILDING CODE AND THE 2013 CALIFORNIA 
RESIDENTIAL CODE (BASED ON 2012IRC PUBLISHED BY ICC! 

3. DRIP EDGE FlASHING USED AT THE FREEEOGESOFROOFINGMATERIAI.SSHAU.BE 
NON-COMBUSTIBLE: [CBC 705A.4. 1) 

4. CHIMNEYS. FLUES OR STOVEPIPES ATTACHED TO ANY FIREPlACE. STOVE. 
BARBECUE OR OTHER SOliD OR LIQUID FUEL BURtliNG EQUIPMENT OR DEVICE 
SHALL BE EQUIPPED WITH AN APPROVED SPARK ARRESTOR.· [CBC 711A..1] 

5. GLAZING FRAMES MADE Of VINYl MATERIALS SHAll HAVE WELDED CORNERS. 
METAl REINFORCEMENT IN THE INTERLOCK AREA, AND BE CERTIFIED TO THE MOST 

CURRENT EDITION OF ANSIIAAMNNWWDA 10111.S.2 STRUCTURAL REQUIREMENTS: 
[CBC708A..22.1J 

6 NESTING BIROS MAY BE PRESENT DURING CONSTRUCTION, AND ARE PROTECTED 
UNDER US AND STATE LAW INCLUDING THE FEDERAL MIGRATORY BIRO TREAlY ACT 
AND IN PARTICULAR; CA LAW- FISH AND GAME CODE· SECTION 3503. 

CDFG CODE 3503 STATES: "IT IS UNLAWFUL TO TAKE, POSSESS, OR NEEDLESSLY 
DESTROY THE NEST OR EGGS OF ANY BIRO, EXCEPT AS OTHERWISE POVIOED BY 
THIS COOE OR ANY REGULATION MADE PUSUANT THERETO." 

VICINITY MAP 

N 

.=-·-

DRAWING INDEX 
ARCHITECTURAL 

A1.00 TITLE SHEET I PROJECT DATA 
A1.01 SITE PLAN 
A1.10 PARKING LEVEL P2 
A1.11 PARKING LEVEL P1 
A1.12 GROUND FlOOR PlAN 
A1.13 TYPICAL FlOOR LEVEL -TOWNHOUSE LEVELJ 
A1.14 ROOF LEVEl 
A2.00 \'lEST ELEVATION 
A2.01 NORTH ELEVATION 
A2.02 EAST ELEVATlOO 
A2.03 SOUTH ElEVATION. MAIN BUILDING 
A2.04 SOUTH ELEVATION· TOWNHOUSES 
A3.00 SECTIONS 
A3.01 SECTIONS 
M.OO PERSPECTIVES 

LANDSCAPE 

Ll LANDSCAPE DEVELOPMENT PlAN I BRUSH ~WlAGEMENT PlAN 
L2 LANDSCAPE WATER CONSERVATION PLAN 
L.3 LANDSCAPE PI...ANTJNG PlAN 
u LANDSCAPE BRUSH MANAGEMENT NOTES 

CIVIL 

C2.0 EXISTING CONDITIONS 
C3.0 DEMO PlAN 
C4.0 UTIUTYPLAN 
CS.O GRADING AND VTJ.\ 
C6.0 FIRE ACCESS PLAN 

AREA SUMMARY: 

TOTAL RESIDENTIAL AREA: 
(OO.UlPIG~ 

TOTAL COMMERCIAl.: 

TOTAL COMMON AREA: 
(IG.I.I.XSa£o' l"OIIS ST»>S I COI!P.lllO'!S. 
,w;UJ£.VTYJ 

TOTAL AREA 

TOTAL AREA PERMmED 

PARKING REQUIRED: 

"" 1BEOR()()!.t 
2BE[)R()()N 
JO[J)R()OO 

"'"' 1.5 / UNIT 
2/U!IIT 
1.15 1\JN!T 

~UNITS 
16mOTS 
22umrs 
IIUIITS 
49 UUITS 

61,7l3.06SF 

1,392.55SF 

9,225.'1 SF 

1 72.351.02SF 

1 72.353.00 Sf 

REOUSTAl.l S 
24STAJ.LS 
«STALlS 
1SSTALLS 
9lSTAI.l S 

IWIJICAPPEOPARXlt-tGR..~PER CSC \ID9A..l: 

{49RESIOEUTW..UUITSJ.Cl2s1STAIJ.[ 

GUESTPARXING:OOTREQUillil 

COWJ.ERCIAI.. PARKiiG: 

1l955FX4STAUS / 100JSf:&STAU.S 

ACCESSIIL.E RET AI. PA.I\Kf4G REOIJRED PER COC 1109A.5: 

[&STAI.l.SJ.OS'A. :.JOR1STAl.LREOO] 

TOTAl. 'OF PAR!OtlGSPACESREOOREO: 99STAlLS 

PARKING PROVID£0: 

GRO FlOOR · RESI)EI-(T PARXJI"IG 5TAU.S.: 5 STALl {ltiClUOES 21iC VAll STAl.ll 
GRDFlOOR · GUESTPARKWGSU.U.S: 4STAJ..lS 
GRDR.OOR·CO!.!.Y. PARKIUGSTAU.S: &STAU.5!11lCLUOES 1 HCVAJ4STAU.! 
TOTAl 11 STAU.S (tfClUDES 2 HC VAll STALLS) 

PARKtlGLEVB.I: 40STALLS 

PARKilG LEVE1.2: ~7STAU.S 

TOTAL I Of PARKU> PROVDED; 1085TAJ.LS 

~lOTORCYCLE PARKING REQUIRED: 

LAIIl DfVB.OP.I.ENTCOOE{lOC) TAKE 142-«iC 

( .1 X STU0t0SOVER4005Q.FT.). 1 BEtiROI:lM5. 2 BEOROOMS, JBEDF!OOMS 

49U'iTSX .I SPACE / UUIT,.SSTAI.LS 

MOTORCYCLE PARKING PROVIDED: 

GROl..ltlOLfVEL: 
PARKt/GLEVEl.P1 : 
PARKIIG LEVEl P2: 

TOTALJOfPAAKIK>PRO\'IlED 

BICYCLE PARKING REQUIRED: 

SDMC TABLE TABLE 142.(150 

UEOICAlom::E 
1 8EOROON 

'"""""" 38EllROOY 

251-RTTER.\IIlotiGTBU.I 
.4 / LtlfT 1&l»>TS 
.5/ lllfT 22U.'UTS 
lillJIIT llU!ITS 

<91WS 

TOTAL IOF BI<£PARK1iG SPACESRWJ\ED: 

BICYCLE PARKiNG PROVIDED: 

GROUNOLEVEl l lEVEL 1: 

TO TN. I OF PARKIIG PRO'JtlED 

ME.DICALOFF1CEz25TAllS 

2STAU.S 
JSTAUS 
2STAUS 

7STAllS 

REOllSTALLS 
JSTAUS 
&STAlLS 
IISTAUS 
7STALLS 

17STALL.S 

275TAlLS 

27STAU.S 

77STAI..l.S 

ATTACHMENT 7 

·~~ 
'>mart solutiOn 

Ardlllec::nrt ltU<b De'$lgn l'lalw*>g 
70316thSirMI. Suke 20D ... _ 
~ornllo92 1 01 
P619.704.2700 
F619.71Jo1.2699 
.......... ~cern 

ISSUEOAIES: 
DESCRIPTION: 

1-

~<C 
Q::(J 
1- ~ 
tnO 
ZC!) 

o!!:! 
fi)Q 

!z 
:.:c:c 
(Jfn 

Q 

DEVELO?J.IENT PERMIT 
OEVELOPMEifT PERMIT 
RE..SUiiMmAlFORSITE 
DEVELOPMENT PERMrT 
RE·SU&MITTAl FOR SITE 
DEVELOPMENT PERMIT 
(CY0..€5) 

DATE: 
01:iG.i01S 
02.12..2015 
05.12.2015 

PROJECTUO. 

Sir& 
SHEETTm.E.: 
COVER SHEET 
PROJECT DATA 

SHEET Nut.IBER..: 

A1.00 



BUILDING ADDRESS: 

VISIBlE AND lEGIBLE FROM 
PROVIDE BUILDING AODRES;T~U(;\!~~:~f\OPERTY PER FHPS POliCY THE STREET OR ROAD FRO 
P·OO·S (UFC901,4.4) 

NOTE TEO ON 
REFER TO SHEET C4 0 FOR THE DUAL WATER MAIN LOCA 
DICKENSON STREET 

FILL LEGEND 

(ll~l BRUSH MANAGEMENT ZONE 1 

v~ MUL Tl HABITAT PLANNING AREA (MHPA) i//: 

Architecture llllellorDeslg<! Pl.mn<ng 

?0316111Streei,Suite200 
SallD!e!}O 
c~momla9Z10< 
P619.704.2700 
F619.7fJ4,26\!9 
WWW.~>~•pstu;llos,oo., 

CbN§ULTAt/T 

FRbJEc, NAME· 

B~~J~/~floN: 
DEVELOPMENT PERMIT 
DEVELOPMEiiT PERMIT 
RE·SUBMITTALFORS!TE 
OEVELOPMEiiT PERMIT 
RE·SUBMITTAL FOR SITE 
DEVELOPMENT PERMIT 
(CYCLE&) 

SHEET TITlE: 
SITE PLAN 

S!-tEE:TNUMSER; 

DATE; 
01To:i1i'f5 
02.12.2015 
00.12.2015 

hM 
TA 

A1.01 



0----

SEC. C-C-

I 
i 
i 

ZONE MR-3000 i 
'iOUErSP!f•-·-•-~-~~~:a•-·-·-·-~-

BIKE ROOM 
~REQUIRtD 

PARKINP LVL 1 

1
1
1 ~rjs 

--t-----
!0 

I 
-----8 

Q) ~s~~~~D FLOOR LEVEL- LEVEL 1 PARKING 

Afchll<lc!ure lnterl01Desl(ln Pl;,mnlng 
70316th5treetSurte200 
SanDieg,l 
CRI!Iomla92101 
P619,7il4.2700 
F6?9.704.2699 
www.avrpstudlos.corr. 

ISSUE DAlES: 
DESCRIPTION: DATE: 
DEVELOPMENT PERMIT 20m:2Gi5 
DEVELOPMENT PERMIT 12.0U01S 
RE-SUBMITT AL FOR SITE 
DEVELOPMENT PERMIT 
AE·SU1:iWTTALFOR SrTE 
DEVE.LOPMENTPEAM'T 
iCYCLE5) 

PROJECT !~0. 
AVRPSTtJDIOS '4042.00 

av,ey, ""' 
CHSCKEDBY: TA 
SKEETliTLE:': 
GROUND FLOOR LEVEL 

SHEET ~MBfR~ 

A1.12 
SHEET_~_OF_:?i.._ 



1. C!::MENTICIOUS STCCCO ·PAINTED 

') PAiflTF.D Cf,\~ENTICIOUS PANE~S 

3 PAINTED CONCRETE 

4, PRE"fiNISHEO A~UM. GUARDS 

6 PRE·FINISH!:D ALUM. FLASHING 

6. PRE·FINIS1-1EJI VINYL WINDOW I DOOR 

1 PRf·FI"' IILUM. & SAFElY GLASS PRIVACY SCREEN 

8 PHf.fiNISHt:O ALUM STOREFRONT G~AZING 

9 PAINTED IJ.E:TAL DOOR 

10. PAINTED Sl EEL CANOPY WITI-l SAFETY GLAZING 

11. PRE·FINIS!IEO ALUU. AND SAFEl'f GLASS GliARD 

12. SCALED CONCRETE RETAINING I'IALL 

A<Lhlledure lnlelif-ADeslgn Pl<111nmg 

70311ilhStreet,Su,.e200 
Sar.Diego 
Calllomla92101 
Pf19,71)4.2700 
F619.7G4.2699 
wv;wBVl'P.\>Iudlos.cor.• 

COr>!SULTANT 

PROJECT NAME· 

ISSOEOAIES: 
DESCRIPTION: DATE: 
DEVELOPMENTPERMIT O!To":i015 
OEVELOPMHJTPERMIT 02.1.2.2015 
Rf·SUBMITTAL FOR SITE 00.12.2015 
DEVELOPMETiT Pl"oRMIT 
RE·SUE~.UTTA!.FORSITE 
OEI/ELOPMENTPERMlT 
(CYC.LE5) 

PROJECiNO. 
AVRPSTUOlOS: 1404.:<.0(1 

•'o'$, "" CHECKED BY: ~A 
SHtETirf!..E: 

WEST ELEVATION 

S!-!El:l NI!I.HJER: 

A2.00 
L----------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------1 SrlEEl_LOf.£~ 
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I 

I 

CD~~~:~ ELEVATION 

FINISHSCHfOUlf 

1. CEMENTIC[OUS STUCCO· PAINTED 

:l PAINTED CEMENTIC!OUS PNiELS 

3 PAlNTED CONC~ETE 

4, PRE-FI'li&HED ALLiM. GUARDS 

5 PRE-FINISHED AlUM, HASHING 

6. PRE-FINISHED VINYL WINDOW! DOOR 

7 PRE-FIN. ALUM. & SAFET'I GlASS PRIVACY SCR!:t:N 

8 PRE-FINISHED ALUM. STOREFRONT G~AZING 

9 PAI!'IITEO METAL DOOR 

10. PAINTED S"!"EEL CANOPY WITH 51-.Ft=T'I GlAZING 

11. PRE-FINISHED ALUM. AND SAFETY GLASS GUARD 

12. SEALED CONCRETE RETAINING WALl 

Nchlte<:lure l~!e.'!or Design Pl~11n1ng 

70316\hStrlffltSu!te:lOO 
SanDWgC> 
Ci!lii<>ITII.a92~01 
Pt;19.704.270l} 
F619.70-1.2CW 
www.awp~tudlos.com 

CONSULTANT 

PROJECT NAME: 

~§~t~~~~~ION: 
DEVELOPMENT PERMIT 
DEVELOPMENT PERMIT 
RE.SU!>MITIALFORS[TE 
DEVELOPMENTPER~IT 
RE·SUBMJTTAL FOR SITE 
DEVELOPMENT PERMIT 
ICYCLE5) 

Cl-i!;CKEp§y. 
SHEET TITLE: 

NORTH ELEVATION 

SHEE:TN.UMi'lER.: 

DATE: 
OITo:7oi5 
02.1.2.:l015 
00.12.201.5 

i4041.00 

RM 
TA 

A2.01 
__ OF_~ 
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Archlleclllle lnteriorOeslgn Planning 
70316LhStreet.Suite200 
San Diego 
eanromJa92tot 
P619.704.2700 
F619.704.2699 
www.alltpl>t\ldlos.com 

IS:SOEOAIES: 
DESCRIPTION: DATE: 
DEVELOPMENT PERMIT 01:2li:2i)i5 
OEVELOPMEKTPERMIT 02.12..2015 
RE-SUBMinALfORSITE 06.12..2015 
DEVELOPMENT PERMIT 
RE·SUBMJTTAL FOR SITE 07.31.2015 
DEVELOPMENT PERMIT 
lCYClE5) 

PROJECT NO. 

a,f' 
CHECKED BY: 
SHEET TITlE: 
SECTIONS 

SHEET NUMBER.: 

14042.00 

RM 
TA 

A3.01 
"'--------------------------------------------------------------' SHEET..li._OF2!._ 



CD VIEW OF THE SOUTH WEST CORNER ED VIEW OF THE SOUTH EAST CORNER 

@ VIEW OF THE NORTH EAST CORNER ® VIEW OF THE NORTH WEST CORNER 

..... ~-- .• ~~ f" r·:?Cl! .:.. 
,.-, ar'"-... ·, • 

AIUiled..-e lnleriorDe.ign f'lilrww"'l 
703 1GU>Strllel Su~200 --C.D<TU92101 
P&\9.7().(.2700 
F6\9,70ot.2699 
w..w . ...,.ps\ualo$.oom 

ISSUE DAlES: 
DESCRIPTION: DATE: 
OEVELOPME/fT P'C: IU.IIT 0 1:2Qi0i5 
OEVELOP MEifT P€fl.MJT 02.12.2015 
RE-SUBMinAL FOA: SITE 06.12..2015 
DEVELOPMEHT PERMIT 
RE· St6MITTA.I.FOASITE 
DeVEl.O"'MEN'T PERMT 
(CYQES) 

PROJECl 110. 
AVRPSTVOIOS: 

M'~, .. 
CHECI<.EO BY: TA 
SHEETTffi£: 
PERSPECTIVES 

SHEEl/4Uhi6ER..; 

A4.00 
S11EET~Of ...£!.... 
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LANDSCAPE SITE PLAN LEGEND 

TAG OESCRIPnON TAG DESCRIPTION 

[2] (F')CURB-PERCIVILPI..AHS 0 (F')fi..AGSTOf,'EPAVERS 

0 (F') SDEWALK WITH SCORE PATTeR~! .0.S S~ G (F')OUT'OOOASEATING 

0 (F') DIKAHCED PAWIIG SIDEWALK G (F')OECO'-"'SEOGP..\MTE 

GJ {P) DIHA.NCEII OffiiY/OOUf'ITYAAO PAW«> G (F') 690~ml 

0 (F')I'lANTWCi AREA G {P) EHHANCEDPAVING TO W.1 01INTUIIORS 

0 SOG~ CONCRETE PAD PER CN'l. P1..ANS El {F') "'El>ERGENCY A'IE ACCUS 

0 (F')SUEiiRAOE PARIQNGST~EH'TRANCE G {P)PAAK'WAV 

0 (F')POClt.ONI'OOI.JM 0 (F') W.O.TERI.EITR 

0 (F')OliTllOOfi LOU«iE El (F')IIIoOI7\_0WPfiEVENTEA 

~ (F')OUTOOOfiSIC'MJ; §] 

B 
CONCEPT PLANT SCHEDULE 

0 

0 

0 
0 

SPEOMEN TREES ~~- BOX) 
Aca<:ia llenophyla I Shoe~trlng Aueioo 
Cert;idiwn • ' DesertMu.eum ' / Thornlus Palo Verde 
MetJJfl.lc. n.uophile f PN MeloJeuca 
M.CIIIeucaquinqutMNia / C..)IIputTIH 
Pist.c::ie. eh!Nnols I CM11n Pis \.ache Muli-Trunk 
Ouereut agrifo&a I Coa.t l.iYe Oak 
Ouercus ilex 1 Holy Oak 
Ta.bebuieimpetiginosa i Poni.Trump•ITr•• 

ACCENT TREES (2-t' SOX! 
Arbutus UrMtdo / Strawberry Tree Mulb-Trunk 
Arbutusx "M.ma·/ArbutusM .... Trunk 
ArchontophoenlxC1.111ftin9h.ntiana / Pio;cab.en PaJm 
C.rcil canadlf>Jil / Eutem Redbud 
C..cisocc:ideolais / Yies.ternRedbudMutt>-trunk 
Citrus Ja.unqu.t "Na.,ami" J Na.,aml Kumquat 
Citrusxlnlon / Ltmon 
Ghlgo biloba / Maid•nhalrTru 
lopholl•monconlertv& / sn.bane8o'< 
l~onoth.mnuslloribunchn aspltnrfoitn 1 F.rnlea.t CaW.nalrcnwood 
M .. Muc.aarmilaric / OroopingM•Weuca 
Olueurop .. a / OiiveMuti-Truok 

STREET TREES 12-4' SOX! 
Beuhinlavaritga.ta / MountalnEbony 
G-'jua paMtora I Al.ntraian W6:rw 
Ja.;.erandamlmosltolla/Jaeatanda 
Ko.huterla bf!WW. I CIWMrsa Flame TrH 
PlalanU11 rac.mosa j Calibnio. Sycamore 
Rhus lanooa I Atiean SIMTI.c 
Tabtob .... lrnpetiginon / Pni\TrumpetTru 
UlmU11patVk>ia / CIWMrseEim 

EVERGREEN VERllCAL ACCENT SHRUB (15 GALl 
Aloab...,ni/ Aloe 
Arbutusunedo / SbawberryTrut.'\llti-Trunk 
Arbutusx "Mama"/ ArbutusMuti-Trunk 
Arctostaphylosmam:ania / Manzanita 
Batnbusaglaucatcem; '~uKan"/ HedgeBamboo 

C.anothusx "Concha" / Caiilorni&U&c 
Cyathu cooperi f Austraian Trea hm 
Drac .. IMim&ll!fta.ta / RtdEdgectOracaena 
Htlllom ... sarbutifolia / Toyon 
lai•rstroetnlalrdiea/CrapeMyrlle 
leptospermum Laeviga.tum / T .. Tru Mob-Trunk 
leUCIIdendronx "WBon "sWondii "/ Cor-..I>Ulh 
ltueophyi~MT~!rutucens / hxasSage 

Menard .a. vilosa •ubil&bra/ Coyote Mint 
Rhus int~riloie. / Lamonade Berry 

EVERGREEN BORDER/ACCENT SHRUB 
2· -3" O.C~ 50%-1 GAL/SOW..5 GAL 
Ag.veattenuala / Ageve 
Ag.ve dumettiana I Dwarl Century Ptent 
Anlgo:anthosx ' Bis!Red "/ BigRed~arooPaw 

AniQo:anthos x ·y.-ow Gtm' /YIIow Gem Ko.ngaroo Paw 
8UXUI mlr:rophyla japoniea I Japaneu Boxwood 
Ct~u,..,sa ( SandduneSedge 

Oia!MIIarevoluta ' littieRn" { LitlleRwFI&xlly 
Oiane!la tumanie.a ' SWerSireak" / FiuUy 
Oiplacu$ awantiacus austrais I N11row laal So<ttharo Monkeytower 
Echinocedusgrusoni } GoldenBIIIIICaclus 
Eriogonum 11bo<escens / SarU Cnn Island Buckwhta.t 
Eriogot1um parvifoijum I Cit! Buckwheat 
Euonyrnus_laponlc..., -SW"Pfincest ' TM / Silv•rPnncenEuonym~n 

Euphorblama~gn.ta / Sroowontn.MountU. 

Euphorbio.pulcfMr,;,... / Polnuttia 
Euphorblltirucali "Sticksonfie '/ PendtTr" 
He•perak>trperlilora / RadYucca 
Hnperak>tr parvilora ' Yalow" / YdowVucca 
t•afrutnce,.../Marsh Eider 
Ju,.,_ru••quarna.ta ' Blue Star " / BiueSt11Junlp•r 
Milcat'lhuslinlnds / Japane••SWerGIUI 
Myrh.rs communis · Compacta· J Dwarf Myrtle 
Nlll'ldina domntica / Hit' len.,. 8arnboo 
Ptnnisltumnlac•r.un / PurpllfountainGra .. 
Phorl'rllu-ntenax "Fiebid '/ FnBildflax 
Pttosporum Q"llSiitoiurn "C4mpactum • J Owvl Karo 
Ribu alpinum I AJpiiMI Currant 
Ro .. caitrm>lu / Calib'nla'tNdRose 
Rosm&linuloffica'lais "TuscanBiue '/ TuscanBiuaRonmary 
S&Mtocanarilnsls / Canarylsland S"ie 
S&Mtoclev .. andi "W'WhdGilman '/Cieweland Sa~• 
SIMa ell9am I Pineapple Sag1 
SaM& greggi I Autumn S191 
SaMaleuc:ophyla / P\.rrpltlaflfSage 
SaMamexic&N. / Sagl 
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Mezo, Renee 

From: 
Sent: 
To: 
Cc: 
Subject: 

Hi Renee, 

Michael Brennan [michaelbrennan.community@gmail.com] 
Friday, December 04, 2015 8:34AM 
Mezo, Renee 
James Mellos; Pangilinan, Marion 
Re: June 2, 2015 Meeting minutes 

ATTACHMENT 8 

Those minutes have not been approved yet. We are slowly getting through the backlog and am hoping to have 
them ready for January or February meeting at the latest. 

-Michael 

On Dec 4, 2015, at 7:53AM, Mezo, Renee <RMezo@sandiego.gov> wrote: 

Hi Michael, 

Have the minutes been approved for this one? 

Renee Mezo 

City of San Diego 

Development Services 

Development Project Manager 

1222 First Ave. MS501 

San Diego, CA 92101-4155 

619-446-5001 

FAX 619-446-5499 

rmezo@SanDiego.gov 

http://www.sandiego.gov/development-services/ 

<imageOOl.png> Now: Pay Invoices and Deposits Online 

Correspondents should assume that all communication to or from this address is recorded and 

may be reviewed by third parties. 

From: Michael Brennan [mailto:michaelbrennan.community@gmail.com] 
Sent: Monday, October 12, 2015 10:59 AM 
To: Mezo, Renee 
Cc: James Mellos; Pangilinan, Marion 
Subject: Re: June 2, 2015 Meeting minutes 

Renee, 

Below is an excerpt from the draft minutes on the project you requested: 

101 Dickson St 

Scott Meary: Property is at theparking, mixed use. 348 ADTs. Ask for our support. 

1 



Zane A VRP Studios: Egyptian and Expanding cul-desac, working with City about those 
details. 

19 existing units are not historical ??(to be removed)?? 

Unknown speaker: Will you be digging in to the canyon? A: no, only down 

Ian Epley: How many stories are you going below grade? A: Essentially 1 story 

How green do you want this- solar, white roof, etc. A: we have not discussed the details of 
LEED. Deviations? No. 60's infill architecture. 

Sharon Gehl - We need more infill development and am supportive. 

Keerin Smiley- Rezone? Parking spaces? We don't have to go through a rezone. We have 
met the parking requirements with 2 extra. 

Unknown speaker: Are there two ways in? Front street 

Bob: Cycle issue, city could not support Rezone? Met w/ Corey, RRS Zone incorrectly 
stated. They meet 49 criteria. 

Matt: project is improved sincelive here and work there. 

Chair: Negative impact, met withweek. They believe these outstanding issues will be 
resolved. 

Roy: Parking: has to be satisfied within the building, it is all permit parking. Consider guest 
spaces. 

Ernie B: in lieu instead of affordable 

Kyle: LEED components, reduce water use 

Jason Silver: We are building to CALGREEN standards 

Motion: Roy D motions to approve, Bob D. seconds. Motion passes 12-0-1 chair abstains 

Let me know if you have any further questions on this, the minutes should be ready for approval 
at our next regular meeting in November. 
-Michael 

On Oct 12,2015, at 6:19AM, Mezo, Renee <RMezo@sandiego.gov> wrote: 

Michael, 
I am looking for the 101 Dickinson Street project. 
Thanks, 

Renee Mezo 
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City of San Diego 

Development Services 

Development Project Manager 

1222 First Ave. MS501 

San Diego, CA 92101-4155 

619-446-5001 

FAX 619-446-5499 

rmezo@SanDiego.gov 

http://www.sandiego.gov/development-services/ 

<imageOOl.png> Now: Pay Invoices and Deposits Online 

Correspondents should assume that all communication to or from this address is 

recorded and may be reviewed by third parties. 

From: Michael Brennan [mailto:michaelbrennan.community@gmail.com] 
Sent: Friday, October 09, 2015 5:13PM 
To: James Mellos 
Cc: Mezo, Renee; Pangilinan, Marlon 
Subject: Re: June 2, 2015 Meeting minutes 

Renee, if there is a particular segment of the minutes you need let me know and I 
can get you the draft of that item. 
-Michael 

On Oct 9, 2015, at 4:52PM, James Mellos 
<uptownplannerschair20 15@gmail.com> wrote: 

MrMezo, 

The minutes are being prepared by our secretary Michael Brennan. 
Once they have been prepared and approved by the full board, 

they will be posted on our website. I have cc'd Michael with this 
request so he can be fully aware of it. 

Thank you, 

J. Demetrios Mellos III 
Chair 
Uptown Planners 

1901 1st Ave, Suite 300 
San Diego, CA 92101 

Tel: 619-696-3600 xl 
e-mail: UptownPlannersChair20 15@gmail.com 
Webpage: www.uptownplanners.org 
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PLEASE NOTE THAT AGENDAS ARE POSTED FRIDAY 
BEFORE SCHEDULED MEETING ON WEBSITE LISTED 
ABOVE 

On Oct 9, 2015, at 4:22PM, Mezo, Renee 
<RMezo@sandiego.gov> wrote: 

Mr. Mellos, 
Can I please get the minutes to the meeting 
referenced above? 
Thanks so much. 

Renee Mezo 
City of San Diego 
Development Services 
Development Project Manager 
1222 First Ave. MS501 
San Diego, CA 92101-4155 
619-446-5001 
FAX 619-446-5499 
rmezo@SanDiego.gov 
http://www.sandiego.gov/development-services/ 

<image001.png> Now: Pay Invoices and Deposits Online 

Correspondents should assume that all 
communication to or from this address is recorded 
and may be reviewed by third parties. 
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RESOLUTION NUMBER R-:XXXX 

ADOPTED ON JANUARY 21, 2016 
DRAFT 

ATTACHMENT 9 

WHEREAS, on February 17, 2015, Shiraz Partners, a California Limited Partnership 

submitted an application to Development Services Department for a Site Development Permit 

and a Vesting Tentative Map for the 101 Dickinson Project (Project); and 

WHEREAS, on January 27,2010, the Hearing Officer adopted Resolution No. 

H0-6273 (B), adopting Mitigated Negative Declaration No. 157724 (MND), a copy ofwhich is 

on file in the Office of the City Clerk in accordance with the California Environmental Quality 

Act of 1970 (CEQA) (CEQA) (Public Resources Code Section 21000 et seq.), as amended, and 

the State CEQA Guidelines thereto (California Code of Regulations, Title 14, Chapter 3, Section 

15000 et seq.); and 

WHEREAS, State CEQA Guidelines section 15164(a) allows a lead agency to prepare an 

Addendum to a final Mitigated Negative Declaration if such Addendum meets the requirements 

of CEQA; NOW, THEREFORE, 

BE IT RESOLVED, by the Plmming Commission ofthe City of San Diego as follows: 

1. That the infonnation contained in the final Mitigated Negative Declaration No. 
157724 along with the Addendum No. 406244, including any comments received during 
the public review process, has been reviewed and considered by this Plallliing 
Commission prior to making a decision on the Project. 

2. That there are no substantial changes proposed to the Project and no substantial 
changes with respect to the circumstances under which the Project is to be undertaken that 
would require major revisions in the Mitigated Negative Declaration for the Project due to 
new significant environmental effects or a substantial increase in the severity of 
previously identified environmental effects. 

3. That no new information of substantial importance has become available showing 
that the Project would have any significant effects not discussed previously in the 
Mitigated Negative Declaration or that any significant effects previously examined will be 
substantially more severe than shown in the Mitigated Negative Declaration. 
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4. That no new information of substantial importance has become available showing 
that mitigation measures or alternatives previously found not to be feasible are in fact 
feasible which would substantially reduce any significant effects, but that the Project 
proponents decline to adopt, or that there are any considerably different mitigation 
measures or alternatives not previously considered which would substantially reduce any 
significant effects, but that the Project proponents decline to adopt. 

5. That pursuant to State CEQA Guidelines Section 15164, only minor technical 
changes or additions are necessary, and therefore, the Plan__11ing Commission adopts 
Addendum to Mitigated Negative Declaration No. 157724 with respect to the Project, a 
copy of which is on file in the office of the Development Services Department. 

6. That pursuant to CEQA Section 21081.6, the Planning Commission adopts the 
Mitigation Monitoring and Reporting Program, or alterations to implement the changes to 
the Project as required by this Planning Commission in order to mitigate or avoid 
significant effects on the environment, which is attached hereto as Exhibit A. 

7. That Development Services staff is directed to file a Notice ofDetennination with 
the Clerk of the Board of Supervisors for the County of San Diego regarding the Project. 

APPROVED: 

By: 
Renee Mezo 
Development Project Manager 
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EXHIBIT A 

MITIGATION MONITORING AND REPORTING PROGRAM 

Site Development Permit for Environmentally Sensitive Lands and Tentative Map 
PROJECT NO. 406244 

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public 
Resources Code Section 21081.6 during implementation of mitigation measures. This program 
identifies at a minimum: the department responsible for the monitoring, what is to be monitored, 
how the monitoring shall be accomplished, the monitoring and reporting schedule, and 
completion requirements. A record of the Mitigation Monitoring and Reporting Program will be 
maintained at the offices of the Entitlements Division, 1222 First Avenue, Fifth Floor, San 
Diego, CA, 921 01. All mitigation measures contained in the Addendum to Mitigated Negative 
Declaration No. 157724 shall be made conditions of Site Development Pennit for 
Enviromnentally Sensitive Lands and Tentative Map as may be further described below. 

V. MITIGATION MONITORING AND REPORTING PROGRAM (MMRP): 

The 101 Dickinson Street project shall be required to comply with the following mitigation 
measures specifically applicable to this project. The listed measures are consistent with those 
identified in the MMRP for the previously adopted Shiraz Medical Center MND. 

GENERAL 
1. Prior to issuance of any construction pennit the Assistant Deputy Director (ADD) 

· Environmental Designee of the Entitlements Division shall verify that Mitigation 
Measures for Biological Resources/Land Use (MSCP) and Paleontology have been 
included in entirety on the submitted construction documents and contract specifications, 
and included under the heading, "ENVIRONMENTAL MITIGIATION 
REQUIREMENTS: 101 Dickinson (Project No. 406244)." In addition, the requirements 
for a Preconstruction Meeting shall be noted on all construction documents. 

2. Prior to the commencement of work, a Preconstruction Meeting (Pre-con) shall be 
conducted and include the City of San Diego's Mitigation Monitoring Coordination 
(MMC) Section, Resident Engineer, Building Inspector, Paleontologist, Project 
Consultant Biologist, Applicant and other parties of interest. 

3. Evidence of compliance with other permitting authorities is required, if applicable. 
Evidence shall include either copies of pennits issues, letters of resolution issued by the 
Responsible Agency documenting compliance, or other evidence documenting 
compliance and deemed acceptable by the ADD Environmental Designee. 

LAND USE (MULTIPLE SPECIES CONSERVATION PROGRAM) 
1. Prior to the issuance of any demolition/construction pennits, the ADD Enviromnental 

Designee shall verify that all Multi-Habitat Planning Area (MHPA) boundaries and limits 
of work have been delineated on all construction documents. 

a. Prior to the first pre-construction meeting, the Owner/Pennittee shall provide a letter 
of verification to the Mitigation Monitoring Coordination Section stating that a 
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qualified Biologist, as defined in the City of San Diego Biological Review 
References, has been retained to implement the projects MSCP monitoring Program. 
The letter shall include the names and contact infonnation of all persons involved in 
the Biological Monitoring of the project. 

b. At least thirty days prior to the pre-construction meeting, the qualified Biologist shall 
submit all required documentation to MMC, verifying that any special reports, maps, 
plans and time lines, such as but not limited to, revegetation plans, plant relocation 
requirements and timing, MSCP requirements, avian or other wildlife protocol 
surveys, impact avoidance areas or other such information has been completed and 
updated. 

c. The qualified biologist (project biologist) shall attend the first preconstruction 
meeting and discuss the projects biological monitoring program. 

d. In addition the following mitigation measures related to the MHP A Land Use 
Adjacency Guidelines shall be implemented: 

1. Prior to initiation of any demolition and/or construction-related grading, the 
construction foreman and/or project biologist shall discuss the sensitive nature of 
the adjacent habitat with the crew and subcontractor. 

2. The limits of work shall be clearly delineated by a survey crew prior to brushing, 
clearing or grading. The limits of work, as shown on the approved Exhibit A, 
shall be defined with silt fencing or orange construction fencing and checked by 
the biological monitor before initiation of construction grading. All native plants 
or species of special concem, as identified in the biological technical report, shall 
be staked, flagged and avoided within Brush Management Zone 2, if applicable. 

3. Invasive non-native plant species shall not be introduced into areas adjacent to the 
MHP A. Landscape plans shall contain non-invasive native species adjacent to 
sensitive biological areas as shown on approved the Exhibit A. 

4. All lighting adjacent to the MHPA shall be shielded, unidirectional, low pressure 
sodium illumination (or similar) and directed away from preserve areas using 
appropriate placement and shields. If lighting adjacent to the MHPA is required 
for nighttime construction, it shall be directed away from the preserve and the 
tops of adjacent trees with potentially nesting raptors, using appropriate 
placement and shielding. 

5. All construction activities (including staging areas and/or storage areas) shall be 
restricted to the development area as shown on the approved Exhibit A. No 
equipment maintenance shall be conducted within or near the adjacent open space 
and/or sensitive areas and shall be restricted to the development area, as shown on 
the approved Exhibit A. All construction activities shall not encroach into 
sensitive biological areas within either the open-space and/or MHP A areas. The 
project biologist shall monitor construction activities, as needed, to ensure that 
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construction activities do not encroach into biologically sensitive areas beyond the 
limits of work as shown on the approved Exhibit A. 

6. Natural drainage patterns shall be maintained as much as possible during 
construction. Erosion control techniques, including the use of sandbags, hay bales, 
and/or the installation of sediment traps, shall be used to control erosion and deter 
drainage during construction activities into the adjacent open space. Drainage 
from all development areas adjacent to the MHP A shall be directed away from the 
MHP A, or if not possible, must not drain directly into the MHP A, but instead into 
sedimentation basins, grassy swales, and/or mechanical trapping devices as 
specified by the City Engineer. 

7. No trash, oil, parking or other construction related activities shall be allowed 
outside the established limits of grading, as shown on the approved Exhibit A. 
All construction related debris shall be removed off-site to an approved disposal 
facility. 

BIOLOGY BIRD MITIGATION 
1. If project grading is proposed during the typical bird breeding season (i.e. Feb. 1-Sept. 

15), the project biologist shall conduct a pre-grading survey for active nests in the 
development area and within 300 to 500 feet of it, and submit a letter report to MMC 
prior to the preconstruction meeting. 

A. If active nests are detected, or considered likely, the report shall include 
mitigation in conformance with the City's Biology Guidelines and applicable 
State and Federal Law (i.e. appropriate follow up surveys, monitoring schedules, 
buffers, etc.) to the satisfaction of the Assistant Deputy Director (ADD) of the 
Entitlements Division. Mitigation requirements determined by the project 
biologist and the ADD of Entitlements Division shall be incorporated into the 
project's Biological Construction Monitoring Exhibit (BCME) and monitoring 
results incorporated in to the final biological construction monitoring report. 

B. If no nesting birds are detected per "A" above, mitigation under "A" is not 
required. 

PALEONTOLOGICAL RESOURCES 
I. Prior to Permit Issuance 

A. Entitlements Plan Check 
1. Prior to Notice to Proceed (NTP) for any construction permits, including but not 

limited to, the first Grading Permit, Demolition Plans/Permits and Building 
Plans/Permits, but prior to the first preconstruction meeting, whichever is 
applicable,_ the Assistant Deputy Director (ADD) Environmental designee shall 
verify that the requirements for Paleontological Monitoring have been noted on 
the appropriate construction documents. 

B. Letters of Qualification have been submitted to ADD 
1. The applicant shall submit a letter ofverification to Mitigation Monitoring 

Coordination (MMC) identifying the Principal Investigator (PI) for the project 
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and the names of all persons involved in the paleontological monitoring program, 
as defined in the City of San Diego Paleontology Guidelines. 

2. MMC will provide a letter to the applicant confirming the qualifications of the PI 
and all persons involved in the paleontological monitoring of the project. 

3. Prior to the start of work, the applicant shall obtain approval from MMC for any 
personnel changes associated with the monitoring program. 

II. Prior to Start of Construction 
A. Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records search has 
been completed. Verification includes, but is not limited to a copy of a 
confirmation letter from San Diego Natural History Museum, other institution or, 
ifthe search was in-house, a letter of verification from the PI stating that the 
search was completed. 

2. The letter shall introduce any pertinent infonnation concerning expectations and 
probabilities of discovery during trenching and/or grading activities. 

B. PI Shall Attend Precon Meetings 
1. Prior to beginning any work that requires monitoring, the Applicant shall arrange 

a Precon Meeting that shall include the PI, Construction Manager (CM) and/or 
Grading Contractor, Resident Engineer (RE), Building Inspector (BI), if 
appropriate, and MMC. The qualified paleontologist shall attend any 
grading/excavation related Precon Meetings to make comments and/or 
suggestions concerning the Paleontological Monitoring program with the 
Construction Manager and/or Grading Contractor. 
a. If the PI is unable to attend the Precon Meeting, the Applicant shall schedule a 

focused Precon Meeting with MMC, the PI, RE, CM or BI, if appropriate, 
prior to the start of any work that requires monitoring. 

2. Identify Areas to be Monitored 
Prior to the start of any work that requires monitoring, the PI shall submit a 
Paleontological Monitoring Exhibit (PME) based on the appropriate construction 
documents (reduced to 11x17) to MMC identifying the areas to be monitored 
including the delineation of grading/excavation limits. The PME shall be based 
on the results of a site specific records search as well as information regarding 
existing known soil conditions (native or formation). 

3. When Monitoring Will Occur 
a. Prior to the start of any work, the PI shall also submit a construction schedule 

to MMC through theRE indicating when and where monitoring will occur. 
b. The PI may submit a detailed letter to MMC prior to the start of work or 

during construction requesting a modification to the monitoring program. This 
request shall be based on relevant information such as review of final 
construction documents which indicate conditions such as depth of excavation 
and/or site graded to bedrock, presence or absence of fossil resources, etc., 
which may reduce or increase the potential for resources to be present. 
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III. During Construction 
A. Monitor Shall be Present During Grading/Excavation/Trenching 

1. The monitor shall be present full-time during grading/excavation/trenching 
activities as identified on the PME that could result in impacts to formations with 
high and moderate resource sensitivity. The Construction Manager is 
responsible for notifying the RE, PI, and MMC of changes to any 
construction activities. 

2. The monitor shall document field activity via the Consultant Site Visit Record 
(CSVR). The CSVR's shall be faxed by the CM to theRE the first day of 
monitoring, the last day of monitoring, monthly (Notification of Monitoring 
Completion), and in the case of ANY discoveries. The RE shall forward copies to 
MMC. 

3. The PI may submit a detailed letter to MMC during construction requesting a 
modification to the monitoring program when a field condition such as trenching 
activities that do not encounter fonnational soils as previously assumed, and/or 
when unique/unusual fossils are encountered, which may reduce or increase the 
potential for resources to be present. 

B. Discovery Notification Process 
1. In the event of a discovery, the Paleontological Monitor shall direct the contractor 

to temporarily divert trenching activities in the area of discovery and immediately 
notify the RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) of the 
discovery. 

3. The PI shall immediately notify MMC by phone of the discovery, and shall also 
submit written documentation to MMC within 24 hours by fax or email with 
photos of the resource in context, if possible. 

C. Detennination of Significance 
1. The PI shall evaluate the significance of the resource. 

a. The PI shall immediately notify MMC by phone to discuss significance 
detennination and shall also submit a letter to MMC indicating whether 
additional mitigation is required. The detennination of significance for fossil 
discoveries shall be at the discretion of the PI. 

b. If the resource is significant, the PI shall submit a Paleontological Recovery 
Program (PRP) and obtain written approval from MMC. Impacts to 
significant resources must be mitigated before ground disturbing activities in 
the area of discovery will be allowed to resume. 

c. If resource is not significant (e.g., small pieces of broken common shell 
fragments or other scattered common fossils) the PI shall notify theRE, or BI 
as appropriate, that a non-significant discovery has been made. The 
Paleontologist shall continue to monitor the area without notification to MMC 
unless a significant resource is encountered. 

d. The PI shall submit a letter to MMC indicating that fossil resources will be 
collected, curated, and documented in the Final Monitoring Report. The letter 
shall also indicate that no further work is required. 

IV. Night and/or Weekend Work 
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A. If night and/or weekend work is included in the contract 
1. When night and/or weekend work is included in the contract package, the extent 

and timing shall be presented and discussed at the precon meeting. 
2. The following procedures shall be followed. 

a. No Discoveries 
In the event that no discoveries were encountered during night and/or 
weekend work, The PI shall record the information on the CSVR and submit 
to MMC via fax by 8AM. on the next business day. 

b. Discoveries 
All discoveries shall be processed and docmnented using the existing 
procedures detailed in Sections IV - During Construction. 

c. Potentially Significant Discoveries 
If the PI determines that a potentially significant discovery has been made, the 
procedures detailed under Section IV - During Construction shall be followed. 

d. The PI shall immediately contact MMC, or by SAM on the next business day 
to report and discuss the findings as indicated in Section IV-B, unless other 
specific arrangements have been made. 

B. If night work becomes necessary during the course of construction 
1. The Construction Manager shall notify the RE, or BI, as appropriate, a minimum 

of 24 hours before the work is to begin. 
2. TheRE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures described above shall apply, as appropriate. 

V. Post Construction 
A. Preparation and Submittal of Draft Monitoring Report 

1. The PI shall submit two copies of the Draft Monitoring Report (even if negative), 
prepared in accordance with the Paleontological Guidelines which describes the 
results, analysis, and conclusions of all phases of the Paleontological Monitoring 
Program (with appropriate graphics) to MMC for review and approval within 90 
days following the completion of monitoring, 
a. For significant paleontological resources encountered during monitoring, the 

Paleontological Recovery Program shall be included in the Draft Monitoring 
Report. 

b. Recording Sites with the San Diego Natural History Museum 
The PI shall be responsible for recording (on the appropriate forms) any 
significant or potentially significant fossil resources encountered during the 
Paleontological Monitoring Program in accordance with the City's 
Paleontological Guidelines, and submittal of such forms to the San Diego 
Natural History Museum with the Final Monitoring Report. 

2. MMC shall return the Draft Monitoring Report to the PI for revision or, for 
preparation of the Final Report. 

3. The PI shall submit revised Draft Monitoring Report to MMC for approval. 
4. MMC shall provide written verification to the PI of the approved report. 
5. MMC shall notify theRE or BI, as appropriate, of receipt of all Draft Monitoring 

Report submittals and approvals. 
B. Handling of Fossil Remains 
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1. The PI shall be responsible for ensuring that all fossil remains collected are 
cleaned and catalogued. 

2. The PI shall be responsible for ensuring that all fossil remains are analyzed to 
identify function and chronology as they relate to the geologic history of the area; 
that faunal material is identified as to species; and that specialty studies are 
completed, as appropriate 

C. Curation offossil remains: Deed of Gift and Acceptance Verification 
1. The PI shall be responsible for ensuring that all fossil remains associated with the 

monitoring for this project are. permanently curated with an appropriate 
institution. 

2. The PI shall include the Acceptance Verification from the curation institution in 
the Final Monitoring Report submitted to the RE or BI and MMC. 

D. Final Monitoring Report(s) 
1. The PI shall submit two copies of the Final Monitoring Report to MMC (even if 

negative), within 90 days after notification from MMC that the draft report has 
been approved. 

2. TheRE shall, in no case, issue the Notice of Completion until receiving a copy of 
the approved Final Monitoring Report from MMC which includes the Acceptance 
Verification from the curation institution. 

The above mitigation monitoring and reporting program will require additional fees and/or 
deposits to be collected prior to the issuance of building permits, certificates of occupancy and/or 
final maps to ensure the successful completion of the monitoring program. 
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