
 
DATE ISSUED: August 16, 2017 REPORT NO. HO-17-052 
  
HEARING DATE:              August 23, 2017 
 
SUBJECT: TORRANCE 3, Process Three Decision 
 
PROJECT NUMBER: 519307  
 
OWNER/APPLICANT: Jennifer Currie/Nakhshab Development & Design, Inc. 
 
SUMMARY 

 
Issue:  Should the Hearing Officer approve the consolidation of ten existing lots into three 
lots through lot line adjustments and the construction of three single-family dwelling units 
on three parcels of land and the encroachment of a private driveway within an unimproved 
portion of the public right-of way located at 549 Torrance Street within the Uptown 
Community Plan area? 
 
Staff Recommendations:  
 
1.  Adopt Mitigated Negative Declaration No. 519307, and Adopt the Mitigation 

Monitoring and Reporting Program; and 
 

2. Approve Site Development Permit No. 1961193. 
 

Community Planning Group Recommendation: On February 7, 2017, the Uptown Planners 
voted 12-0-1 to recommend approval of the proposed project without conditions. 
 
Environmental Review:  Mitigated Negative Declaration No. 519307 has been prepared for 
the project in accordance with State of California Environmental Quality Act (CEQA) 
Guidelines, which address potential impacts to Paleontological Resources. A Mitigation 
Monitoring and Reporting Program (MMRP) would be implemented with this project, which 
shall reduce the potential impacts to below a level of significance. 
 

BACKGROUND 
 
The project site is located at 549 Torrance Street, east of Dove Court, in the RS-1-1 Zone within the 
Uptown Community Plan area (Attachments 1 through 4).  Additionally, the project site is within the 
Airport Land Use Compatibility Plan Noise Contours (CNEL) San Diego International Airport (SDIA) 60 

https://www.sandiego.gov/development-services/opendsd
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CNEL, the Airport Influence Area (SDIA Review Area 2), the Federal Aviation Administration (FAA) Part 
77 Noticing Area (SDIA and the North Island Naval Air Station (NAS)). The Uptown Community Plan 
(1988) designates the approximate 0.56-acre site as Open Space.  The Open Space and Recreation 
Element further identifies the site within Zone 1-Biological/Geological Zone within the Maple/ 
Reynard Canyon Open Space System.  Within Zone 1, very low residential density is allowed (one-two 
dwelling units per acre), and based on the project's ability to conform to lot requirements and 
allowances to subdivide the site into three lots, each individual lot may be developed with a single-
family dwelling unit.  
 
On July 11, 2016, the applicant submitted a ministerial application for three parcel maps under 
Project No. 499608, which included lot line adjustments and consolidation of portions of the existing 
lots to create three parcels. The parcel maps were not recorded prior to the submittal of this Site 
Development Permit application; therefore, all actions have been consolidated under this 
application and processed concurrently, pursuant to the Consolidation of Processing regulations 
contained in San Diego Municipal Code (SDMC) Section 112.0103.  
 
The project site is a rectangular-shaped property situated on the south side of an unimproved 
portion of the Torrance Street right-of-way, between Curlew Street and Dove Court.  The project site 
is currently vacant and the vegetation on-site consists of non-native grassland and non-native 
vegetation.  The project site is bounded on the north by the Torrance Street right-of-way and 
residences beyond; and on the east, south and west by existing residences. The adjacent property to 
the north, located at 628 Torrance Street, was approved in July 1985 an encroachment of a private 
20-foot wide driveway and associated improvements along the northern portion of Torrance Street 
which is accessed from Dove Court. The encroachment approval was part of the grading and public 
improvements for a 16-unit multi-family development. 
 
The topography along the unimproved Torrance Street rises from 185 feet at the northeastern 
corner of the project site to 260 feet at the intersection of Dove Court and Torrance Street 
(approximately a 75-foot differential).  The topography of the site rises from 195 feet at the 
northeastern and southeastern corners to 250 feet at the northwestern and southwestern corners 
(approximately a 55-foot differential). The site is located above the 100-year floodplain and is not 
located within or adjacent to the City’s Multi Habitat Planning Area. A Biological Resources Report 
was prepared by Vincent N. Scheidt dated February 24, 2017.  The report determined that the 
project site does not contain any sensitive biological resources, nor does it contain any candidate, 
sensitive or special status species.  Therefore, the site does not contain Environmentally Sensitive 
Lands (ESL) as defined in SDMC Section 113.0103.   
 
DISCUSSION 
 
Community Plan and Zone Updates:  
 
On December 16, 2016 (date of final passage), the City Council adopted an updated Uptown 
Community Plan pursuant to Ordinance No. O-20770 N.S., and a rezone of the properties within the 
community planning area to citywide zones pursuant to Ordinance No. O-20771 N.S. However, the 
project application was deemed complete on November 2, 2016, and the project is utilizing the 
Uptown Community Plan (1988) and the zoning regulations that were in effect at the time of the 
submittal.   

http://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art02Division01.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art03Division01.pdf
http://docs.sandiego.gov/council_reso_ordinance/rao2016/O-20770.pdf
http://docs.sandiego.gov/council_reso_ordinance/rao2016/O-20771.pdf
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Project Description: 
 
The project proposes the consolidation of ten existing lots into three lots through lot line 
adjustments and the construction of three detached single-family dwelling units totaling 8,334 
square feet.  Lot A contains a two-story, 2,545-square-foot unit with an attached carport; Lot B 
contains a three-story, 2,976-square-foot unit with an attached carport; and Lot C contains a two-
story, 2,813-square-foot unit with a detached carport. The project also proposes a private 20-foot-
wide driveway and associated grading that encroaches within the unimproved portion of the 
Torrance Street public right-of way and accessed from Dove Court, which will provide access to the 
three single-family dwelling units.  
 
The applicant is not the record owner of the underlying fee title on the portion of the public right-of 
way which the driveway encroachment will be located. However, the applicant has obtained and 
submitted to the City written permission from all the record owners of the underlying fee title to the 
satisfaction of the City Engineer for the encroachment of a private driveway and associated grading 
within the unimproved portion of Torrance Street. Due to the topography along the unimproved 
portion of Torrance Street and the angles for egress and ingress, the proposed driveway would not 
be able to connect into the existing driveway located at 628 Torrance Street.  
 
The project is not requesting nor requires any deviations from the development regulations. 
Therefore, development of the project requires a Process Three Site Development Permit (SDP) for 
private encroachments in the public right-of-way where the applicant is not the record owner of the 
property on which the encroachment will be located in accordance with SDMC Section 
129.0710(b)(4). The project incorporates a roof-mounted photovoltaic system consisting of solar 
panels on each building sufficient to generate at least 50-percent of the project’s projected energy 
consumption, and qualifies as a Sustainable Building.  As such the land use approvals have been 
processed through the Affordable/In-Fill Housing and Sustainable Buildings Expedite Program. 
 
Project-Related Issues: 
 
Affordable and Inclusionary Housing - This project is subject to the requirements of the Affordable 
Housing Requirements of the City's Inclusionary Housing Ordinance (SDMC Section 142.1301 et 
seq.). The applicant will comply with the requirements by pay an in-lieu fee to meet these 
requirements.  Prior to receiving the first residential building permit the applicant must pay the 
entire fee amount.   
 
Climate Action Plan (CAP) Consistency- A CAP Consistency Checklist was prepared by the applicant 
and the project was determined to be in conformance with the CAP. The project has been designed 
to have an energy budget that shows a 15-percent energy improvement to the Title 24, Part 6 Energy 
Budget. This energy demand reduction will be provided through a combination of on-site renewable 
energy generation (photovoltaic) and energy performance design elements. The project conserves 
water by using low-flow fixtures/appliances and also accommodates for future installation of electric 
vehicle supply equipment in the parking garages to provide an electric vehicle charging station.  
 
Airport Land Use Compatibility - The project site is located within the Airport Land Use Compatibility 
Overlay Zone and the Airport Influence Area (Review Area 2) for the SDIA as depicted in the adopted 

http://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art09Division07.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art09Division07.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art02Division13.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art02Division13.pdf
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2014 Airport Land Use Compatibility Plan (ALUCP). The project is not located in a Safety Zone as 
depicted in the ALUCP. The use and density are consistent with the ALUCP; therefore, a consistency 
determination by the San Diego County Regional Airport Authority is not required . The maximum 
height of the proposed structure is approximately 246 feet Above Mean Sea Level (AMSL), the FAA 
Part 77 notification surface for SDIA is below the site at 60 feet AMSL and 201 feet AMSL for North 
Island NAS. Though the proposed project would exceed the FAA height notification surface, the 
applicant has submitted a FAA Self-certification Agreement in accordance with the guidelines, stating 
that a FAA notification pursuant to Section 77.15 (a) of Title 14 of the Code of Federal Regulations 
CFR Part 77, notification is not required. 

CONCLUSION: 

The proposed project meets all applicable regulations and policy documents, and staff finds the 
project consistent with the recommended land use, design guidelines, and development standards 
in effect for this site per the adopted Uptown Community Plan and the SDMC. 

ALTERNATIVES 

1. Adopt Mitigated Negative Declaration No. 519307, and Adopt the Mitigation Monitoring and 
Reporting Program, and Approve Site Development Permit No. 1961193, with modifications. 

2. Do Not Adopt Mitigated Negative Declaration No. 519307, and Do Not Adopt the Mitigation 
Monitoring and Reporting Program, and Deny Site Development Permit No. 1961193, if the 
findings required to approve the project cannot be affirmed. 

Respectfully submitted, 

erson 
pment Project Manager 

Attachments: 

1. Project Location Map 
2. Aerial Photograph 
3. Zoning Map 
4. Community Plan Land Use Map 
5. Project Data Sheet 
6. Draft Resolution with Findings 
7. Draft Permit with Conditions 
8. Draft Environmental Resolution with MMRP (MND) 
9. Community Planning Group Recommendation 
10. Ownership Disclosure Statement 
11 . Project Plans 

Internal Order No. 24007065 
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Location Map North
Torrance 3 - Project No. 519307 
549 Torrance Street, east of Dove Court

Project Site 
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Aerial Photograph North

Project Site 
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Aerial Photograph (Looking West) North

Project Site 



ATTACHMENT  3

North

Project Site 



ATTACH
M

EN
T

4

1988 Community Land Use Map North

Project Site 
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PROJECT DATA SHEET 

 
PROJECT NAME: 

 
Torrance 3 - Project No. 519307 

 
PROJECT DESCRIPTION: 

 
Consolidation of ten existing lots into three lots through lot line 
adjustments and the construction of three single-family dwelling 
units on three parcels of land and the encroachment of a private 
driveway within an unimproved portion of the public right-of way 
located at 549 Torrance Street 

 
COMMUNITY PLAN AREA: 

 
Uptown  

 
DISCRETIONARY ACTIONS: 

 

Site Development Permit  

 
COMMUNITY PLAN LAND USE 
DESIGNATION: 

 
Open Space 

 
ZONING INFORMATION: 

                                        ZONE: 
                         HEIGHT LIMIT: 
                                  LOT SIZE: 
               FLOOR AREA RATIO: 

LOT COVERAGE:  
                    FRONT SETBACK: 
                        SIDE SETBACK: 
           STREETSIDE SETBACK: 
                       REAR SETBACK: 
                                 PARKING: 

 

RS-1-1  
24 Feet /30 Feet 
40,000 Square Feet  
0.45 
NA 
6 Feet (Minimum) 
4 Feet (Minimum) 
NA 
25 Feet 
2 Spaces per Dwelling Unit  

 

  
                                                                                 
ADJACENT PROPERTIES: 

 
LAND USE DESIGNATION & 
ZONE 

 
EXISTING LAND USE 

 
                                   NORTH: 

 
Low Residential and Open 
Space, RS-1-1 and RS-1-7 Zones  

 
Multi-Family Residential and 
Open Space 

 
                                   SOUTH: 

 
Open Space, RS-1-1 Zone 

 
Single Family Residential and 
Open Space 

 
                                     EAST: 

 
Open Space, RS-1-1 Zone 

 
Single Family Residential and 
Open Space 

 
                                     WEST: 

 
Low Residential and Open 
Space, RS-1-1 and RS-1-7 Zones 

 
Single Family Residential 

 
DEVIATIONS  

 
None    

COMMUNITY PLANNING 
GROUP RECOMMENDATION: 

On February 7, 2017, the Uptown Planners voted 12-0-1 to 
recommend approval of the proposed project without conditions.  
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HEARING OFFICER   
RESOLUTION NO. ________________ 

SITE DEVELOPMENT PERMIT NO. 1961193 
TORRANCE 3 - PROJECT NO. 519307 [MMRP] 

 
WHEREAS, JENNIFER CURRIE, Owner, and NAKHSHAB DEVELOPMENT & DESIGN, INC., 

Permittee, filed an application with the City of San Diego for a lot line adjustments and consolidation 
of portions of the existing lots to create three parcels, and the construction of three residential 
single dwelling units on three parcels of land and the encroachment of a private driveway within the 
unimproved portion of the adjacent public right-of way (Torrance Street) (as described in and by 
reference to the approved Exhibits “A” and corresponding conditions of approval for the associated 
Permit No. 1961193), on portions of a 0.56-acre site; and 
 

WHEREAS, the project site is located at 549 Torrance Street in the RS-1-1 Zone within the 
Uptown Community Plan area. Additionally, the project site is within the Airport Land Use 
Compatibility Plan Noise Contours (CNEL) San Diego International Airport (SDIA) 60 CNEL, the Airport 
Influence Area (SDIA Review Area 2), the Federal Aviation Administration Part 77 Noticing Area (SDIA 
Lindbergh Field and the North Island Naval Air Station); and 
 

WHEREAS, the project site is legally described as Lots 5, 6, 7, 8, 9, 30, 31, 32, 33, and 34 in 
Block 444, of the Subdivision of the East Half and the South Quarter of the West Half of Pueblo Lot 
1122, in the City of San Diego, County of San Diego, State of California, according to Map thereof No. 
381, filed in the Office of the County Recorder of San Diego of said County, March 21, 1883, including 
the alley which lies between Lots 5, 6, 7, 8, 9, and said Lots 30, 31, 32, 33, and 34, which has been 
closed it Public, excepting the South 100.00 feet of said Lots 30, 31, 32, 33, and 34; and  
 

WHEREAS, on August 23, 2017, the Hearing Officer of the City of San Diego considered Site 
Development Permit No. 1961193, pursuant to the Land Development Code of the City of San Diego; 
NOW, THEREFORE,  
 

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

That the Hearing Officer adopts the following written Findings, dated August 23, 2017. 
 
FINDINGS: 
 
I. Site Development Permit - Section §126.0504  
 

A. Findings for all Site Development Permits 
 

1. The proposed development will not adversely affect the applicable land use 
plan.  
 
The project site is located at 549 Torrance Street, east of Dove Court, in the RS-1-1 Zone 
within the Uptown Community Plan area.  Additionally, the project site is within the 
Airport Land Use Compatibility Plan Noise Contours (CNEL) San Diego International 
Airport (SDIA) 60 CNEL, the Airport Influence Area (SDIA Review Area 2), the Federal 
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Aviation Administration (FAA) Part 77 Noticing Area (SDIA and the North Island Naval Air 
Station (NAS)). The Uptown Community Plan (1988) designates the approximate 0.56-
acre site as Open Space.  The Open Space and Recreation Element further identifies the 
site within Zone 1-Biological/Geological Zone within the Maple/Reynard Canyon Open 
Space System.  Within Zone 1, very low residential density is allowed (one-two dwelling 
units per acre), and based on the project's ability to conform to lot requirements and 
allowances to subdivide the site into three lots, each individual lot may be developed 
with a single-family dwelling unit.  
 
On December 16, 2016 (date of final passage), the City Council adopted an updated 
Uptown Community Plan pursuant to Ordinance No. O-20770 N.S., and a rezone of the 
properties within the community planning area to citywide zones pursuant to Ordinance 
No. O-20771 N.S. Both ordinance became effective on January 15, 2017. However, the 
project application was deemed complete on November 2, 2016, and the project is 
utilizing the 1988 Uptown Community Plan regulations that were in effect at the time of 
the submittal.  
 
The project proposes the consolidation of ten existing lots into three lots through lot line 
adjustments and the construction of three detached single-family dwelling units totaling 
8,334 square feet.  The project incorporates a roof-mounted photovoltaic system 
consisting of solar panels on each building sufficient to generate at least 50-percent of 
the project’s projected energy consumption, and qualifies a Sustainable Building. The 
project is not requesting nor requires any deviations from the development regulations; 
therefore, the project as proposed would be consistent with the policies of Uptown 
Community Plan, as well as with applicable Conservation Element policies contained in 
the General Plan, and therefore 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 the consolidation of ten existing lots into three lots through lot line 
adjustments and the construction of three detached single-family dwelling units totaling 
8,334 square feet.  The project also proposes an encroachment of a private 20-foot wide 
driveway and associated grading within the unimproved portion of the public right-of 
way (Torrance Street) and accessed from Dove Court, which will provide access to the 
three single-family dwelling units. The project incorporates a roof-mounted photovoltaic 
system consisting of solar panels on each of the buildings sufficient to generate at least 
50 percent of the project’s projected energy consumption and green roofs on each of the 
dwelling units.   
 
A Mitigated Negative Declaration (MND) No. 519307 has been prepared for the project in 
accordance with State of California Environmental Quality Act (CEQA) Guidelines, which 
addresses potential impacts to Paleontological Resources. A Mitigation Monitoring and 
Reporting Program (MMRP) would be implemented with this project, which shall reduce 
the potential impacts to below a level of significance. 
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The project will be required to obtain building permits and a public improvement permit 
prior to the construction of the residential development. The building plans and public 
improvement plans shall be reviewed, permitted, and inspected by the City for 
compliance with all applicable building, mechanical, electrical, fire code, and 
development regulations. The permit for the project includes various conditions and 
referenced exhibits of approval relevant to achieving project compliance with the 
applicable regulations of the San Diego Municipal Code (SDMC) in effect for this project. 
Such conditions are necessary to avoid adverse impacts upon the health, safety and 
general welfare of persons residing or working in the surrounding area. The project shall 
comply with the development conditions in effect for the subject property as described 
in Site Development Permit No. 1961193, and other regulations and guidelines 
pertaining to the subject property per the SDMC. Therefore, the proposed development 
will not be detrimental to the public health, safety, and 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 the consolidation of ten existing lots into three lots through lot line 
adjustments and the construction of three detached single-family dwelling units totaling 
8,334 square feet.  The project also proposes a private 20-foot-wide driveway and 
associated grading that encroaches within the unimproved portion of the public right-of 
way (Torrance Street) and accessed from Dove Court, which will provide access to the 
three single-family dwelling units. The project incorporates a roof-mounted photovoltaic 
system consisting of solar panels on each of the buildings sufficient to generate at least 
50 percent of the project’s projected energy consumption and green roofs on each of the 
dwelling units.   
 
The applicant is not the record owner of the underlying fee title on the portion of the 
public right-of way which the driveway encroachment will be located. However, the 
applicant has obtained and submitted to the City written permission from all the record 
owners of the underlying fee title to the satisfaction of the City Engineer for the 
encroachment of a private driveway and associated grading within the unimproved 
portion of the Torrance Street. The project is not requesting nor requires any deviations 
from the development regulations; therefore, the project meets all applicable 
regulations and policy documents, and is consistent with the recommended land use, 
design guidelines, and development standards in effect for this site per the Land 
Development Code (LDC). 
 

O. Supplemental findings—Public Right-of Way Encroachments 
 
1. The proposed encroachment is reasonably related to public travel, or 
benefits a public purpose, or all record owners have given the applicant written 
permission to maintain the encroachment on their property; 
 
The project proposes the consolidation of ten existing lots into three lots through lot line 
adjustments and the construction of three detached single-family dwelling units totaling 



ATTACHMENT 6 

Page 4 of 6 
 

8,334 square feet.  The project also proposes a private 20-foot-wide driveway and 
associated grading that encroaches within the unimproved portion of the public right-of 
way (Torrance Street) and accessed from Dove Court, which will provide access to the 
three single-family dwelling units.  
 
The project site is a rectangular-shaped property situated on the south side of an 
unimproved portion of the Torrance Street right-of-way, between Curlew Street and 
Dove Court.  The project site is currently vacant and the vegetation on-site consists of 
non-native grassland and non-native vegetation.  The project site is bounded on the 
north by the Torrance Street right-of-way and residences beyond; and on the east, south 
and west by existing residences.  The adjacent property to the north, located at 628 
Torrance Street, was approved in July 1985 for an encroachment of a private 20-foot-
wide driveway and associated improvements along the northern portion of Torrance 
Street which is accessed from Dove Court. The encroachment approval was part of the 
grading and public improvements for a 16-unit multi-family development. 
 
The topography along the unimproved Torrance Street rises from 185 feet at the 
northeastern corner of the project site to 260 feet at the intersection of Dove Court and 
Torrance Street (approximately a 75-foot differential).  The topography of the site rises 
from 195 feet at the northeastern and southeastern corners to 250 feet at the 
northwestern and southwestern corners (approximately a 55-foot differential).  Due to 
the topography along the unimproved portion of Torrance Street and the angles for 
egress and ingress, the proposed driveway would not be able to connect into the 
existing driveway located at 628 Torrance Street. 
 
The applicant is not the record owner of the underlying fee title on the portion of the 
public right-of way which the driveway encroachment will be located. However, the 
applicant has obtained and submitted to the City permission from all the record owners 
of the underlying fee title to the satisfaction of the City Engineer for the encroachment of 
a private driveway and associated grading within the unimproved portion of the 
Torrance Street. 
 
2. The proposed encroachment does not interfere with the free and 
unobstructed use of the public right-of way for public travel; 
 
The project site is a rectangular-shaped property situated on the south side of an 
unimproved portion of the Torrance Street right-of-way, between Curlew Street and 
Dove Court.  The project site is currently vacant and the vegetation on-site consists of 
non-native grassland and non-native vegetation.  The project site is bounded on the 
north by the Torrance Street right-of-way and residences beyond; and on the east, south 
and west by existing residences.  The adjacent property to the north, located at 628 
Torrance Street, was approved in July 1985 for an encroachment of a private 20-foot-
wide driveway and associated improvements along the northern portion of Torrance 
Street which is accessed from Dove Court. The encroachment approval was part of the 
grading and public improvements for a 16-unit multi-family development. 
 



ATTACHMENT 6 

Page 5 of 6 
 

The topography along the unimproved Torrance Street rises from 185 feet at the 
northeastern corner of the project site to 260 feet at the intersection of Dove Court and 
Torrance Street (approximately a 75-foot differential).  The topography of the site rises 
from 195 feet at the northeastern and southeastern corners to 250 feet at the 
northwestern and southwestern corners (approximately a 55-foot differential).  Due to 
the topography along the unimproved portion of Torrance Street and the angles for 
egress and ingress, the proposed driveway would not be able to connect into the 
existing driveway located at 628 Torrance Street. Therefore, the proposed new driveway 
would not interfere with the free and unobstructed use of the public right-of way for 
public travel.  
 
3. The proposed encroachment will not adversely affect the aesthetic character 
of the community; and 
 
The project site is located at 549 Torrance Street, east of Dove Court, and Uptown 
Community Plan (1988) designates the approximate 0.56-acre site as Open Space.  The 
Open Space and Recreation Element further identifies the site within Zone 1-
Biological/Geological Zone within the Maple/ Reynard Canyon Open Space System.  
Within Zone 1, very low residential density is allowed (one-two dwelling units per acre), 
and based on the project's ability to conform to lot requirements and allowances to 
subdivide into site into three lots, each individual lot may be developed with a single-
family dwelling unit. The Urban Design element objective of the community plan is to 
ensure that hillside development is unobtrusive and of the same character and scale as 
the surrounding quality development. The proposed three dwelling units are within the 
same bulk and scale as the surrounding development and are integrated into the hillside 
as to minimize grading.  
 
In addition, the community plan outlines objectives for Hillsides and Open Space where 
development which are on any portion of a property within designated open space 
should maintain existing views and public access to canyon areas, and adapt to the 
natural terrain. The proposed development does not impair public access to the 
adjacent canyon, but maintains the existing views and adapts to the natural terrain by 
providing deck and balconies, and maintaining a small structural footprint via stepped, 
multi-tier development. Therefore, the encroachment of a private driveway within the 
unimproved public right-of-way for the proposed three dwelling units would not 
adversely affect the aesthetic character of the community.  
 
4. The proposed encroachment does not violate any other Municipal Code 
provisions or other local, state, or federal law; and 
 
The project proposes an encroachment of a private 20-foot-wide driveway and 
associated grading within the unimproved portion of the public right-of way (Torrance 
Street) and accessed from Dove Court, which will provide access to three proposed 
single-family dwelling units located at 549 Torrance Street. The applicant is not the 
record owner of the underlying fee title on the portion of the public right-of way which 
the driveway encroachment will be located. However, the applicant has obtained and 
submitted to the City written permission from all the record owners of the underlying 
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fee title to the satisfaction of the City Engineer for the encroachment of a private 
driveway and associated grading within the unimproved portion of the Torrance Street. 
 
MND No. 519307 has been prepared for the project in accordance with CEQA Guidelines, 
which addresses potential impacts to Paleontological Resources. A MMRP would be 
implemented with this project, which shall reduce the potential impacts to below a level 
of significance. Therefore, the proposed encroachment would not violate any other 
Municipal Code provisions or other local, state, or federal law.  
 
5. For coastal development in the coastal overlay zone, the encroachment is 
consistent with Section 132.0403 (Supplement Use Regulations of the Coastal 
Overlay Zone). 
 
The project site is located at 549 Torrance Street, east of Dove Court, in the Uptown 
Community Plan area. The site is not located within a coastal overlay zone; therefore, 
SDMC Section 132.0403 does not apply.  

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

incorporated herein by this reference. 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning 
Commission, Site Development Permit No. 1961193 is hereby GRANTED by the Hearing Officer to 
the referenced Owner and Permittee, in the form, exhibits, terms and conditions as set forth in 
Permit No. 1961193, a copy of which is attached hereto and made a part hereof. 
 
  
 
                                                                           
Jeffrey A. Peterson 
Development Project Manager  
Development Services Department  
    
Adopted on:  August 23, 2017 
 
Internal Order No. 24007065 
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RECORDING REQUESTED BY 

CITY OF SAN DIEGO 
DEVELOPMENT SERVICES  

PERMIT INTAKE, MAIL STATION 
501 

 
WHEN RECORDED MAIL TO 

PROJECT MANAGEMENT 
PERMIT CLERK 

MAIL STATION 501 
 

 
 
 
 
 
 
 
 
 
 

INTERNAL ORDER NUMBER: 24007065 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

SITE DEVELOPMENT PERMIT NO. 1961193 
TORRANCE 3 - PROJECT NO. 519307 [MMRP] 

HEARING OFFICER  
 

This Site Development Permit No. 1961193 is granted by the Hearing Officer of the City of San Diego 
to JENNIFER CURRIE, Owner, and NAKHSHAB DEVELOPMENT & DESIGN, INC., Permittee, pursuant to 
San Diego Municipal Code [SDMC] Section 126.0504. The 0.56-acre site is located at 549 Torrance 
Street in the RS-1-1 Zone within the Uptown Community Plan area.  Additionally, the project site is 
within the Airport Land Use Compatibility Plan Noise Contours (CNEL) San Diego International 
Airport (SDIA) 60 CNEL, the Airport Influence Area (SDIA Review Area 2), the Federal Aviation 
Administration Part 77 Noticing Area (SDIA Lindbergh Field and the North Island Naval Air Station). 
The project site is legally described as Lots 5, 6, 7, 8, 9, 30, 31, 32, 33, and 34 in Block 444, of the 
Subdivision of the East Half and the South Quarter of the West Half of Pueblo Lot 1122, in the City of 
San Diego, County of San Diego, State of California, according to Map thereof No. 381, filed in the 
Office of the County Recorder of San Diego of said County, March 21, 1883, including the alley which 
lies between Lots 5, 6, 7, 8, 9, and said Lots 30, 31, 32, 33, and 34, which has been closed it Public, 
excepting the South 100.00 feet of said Lots 30, 31, 32, 33, and 34.  
 

Subject to the terms and conditions set forth in this Permit, permission is granted to Owner 
and Permittee for a lot line adjustments and consolidation of portions of the existing lots to create 
three parcels, and the construction of three residential single dwelling units on three parcels of land 
and the encroachment of a private driveway within the unimproved portion of the adjacent public 
right-of way (Torrance Street), described and identified by size, dimension, quantity, type, and 
location on the approved exhibits [Exhibit "A"] dated August 23, 2017, on file in the Development 
Services Department. 

 
The project shall include: 
 

a. Lot line adjustments and consolidation of portions of the existing lots to create three 
parcels (Lots A-C); and  
 

b. The construction of three detached single-family dwelling units on the three parcels of 
land. Lot A contains a two-story, 2,545-square-foot unit with an attached carport; Lot B 
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contains a three-story, 2,976-square-foot unit with an attached carport; and Lot C contains 
a two-story, 2,813-square-foot unit with a detached carport;  

  
c. Encroachment of a private 20-foot-wide driveway and associated grading within the 

unimproved portion of the public right-of way (Torrance Street); 
 
d. Landscaping (planting, irrigation and landscape related improvements);  

 
e. Off-street parking;  

 
f. A roof-mounted photovoltaic system consisting of solar panels sufficient to generate at 

least 50 percent of the project’s projected energy consumption, in conformance with the 
criteria of the Affordable/In-Fill Housing and Sustainable Buildings Expedite Program; 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 of this Permit, and any other applicable regulations of the SDMC.  

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36 month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by September 7, 2020.  
 
2. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 
 

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

 
b. The Permit is recorded in the Office of the San Diego County Recorder. 

 
3. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
 
4. 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. 
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5. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
6. 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.). 
 
7. The Owner/Permittee shall secure all necessary building permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  
 
8. Construction plans shall be in substantial conformity to Exhibit “A.”  Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted.  
 
9. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit.  The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit.  
 
If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found 
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this 
Permit shall be void.  However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s).  Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 
 
10. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision.  The City will 
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees.  The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and 
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
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Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  
 
ENVIRONMENTAL/MITIGATION REQUIREMENTS: 
 
11. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRP] shall 
apply to this Permit.  These MMRP conditions are hereby incorporated into this Permit by reference. 
 
12. The mitigation measures specified in the MMRP and outlined in MITIGATED NEGATIVE 
DECLARATION NO. 519307, shall be noted on the construction plans and specifications under the 
heading ENVIRONMENTAL MITIGATION REQUIREMENTS. 
 
13. The Owner/Permittee shall comply with the MMRP as specified in MITIGATED NEGATIVE 
DECLARATION NO. 519307 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 Resources 
 
CLIMATE ACTION PLAN REQUIREMENTS:  
 
14. Owner/Permittee shall comply with the Climate Action Plan (CAP) Consistency Checklist 
stamped as Exhibit "A." Prior to issuance of any construction permit, all CAP strategies shall be noted 
within the first three (3) sheets of the construction plans under the heading “Climate Action Plan 
Requirements” and shall be enforced and implemented to the satisfaction of the Development 
Services Department. 
 
AFFORDABLE HOUSING REQUIREMENTS:  
 
15. 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: 
 
16. 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 of No Hazard to Air 
Navigation, or provide an FAA Determination of No Hazard to Air Navigation as specified in 
Information Bulletin 520.  
 
GEOLOGY REQUIREMENTS: 
 
17. The Owner/Permittee shall submit a geotechnical investigation report or update letter that 
specifically addresses the proposed construction plans. The geotechnical investigation report or 
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update letter shall be reviewed for adequacy by the Geology Section of the Development Services 
Department prior to issuance of any construction permits. 
 
18. The Owner/Permittee shall submit an as-graded geotechnical report prepared in accordance 
with the City's "Guidelines for Geotechnical Reports" following completion of the grading. The as-
graded geotechnical report shall be reviewed for adequacy by the Geology Section of the 
Development Services Department prior to exoneration of the bond and grading permit close-out. 
 
ENGINEERING REQUIREMENTS: 
 
19. The project proposes to import material to the project site. All excavated material listed to be 
exported, shall be exported to a legal disposal site in accordance with the Standard Specifications 
for Public Works Construction (the "Green Book"), 2015 edition and Regional Supplement 
Amendments adopted by Regional Standards Committee.  
 
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 permits, the Owner/Permittee shall obtain a bonded 
grading permit for the grading proposed for this project.  All grading shall conform to the 
requirements of the City of San Diego Municipal Code in a manner satisfactory to the City Engineer. 
 
22. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement, from the City Engineer, for the curb outlet in the 
Curlew Street Right-of-Way. 
 
23. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement, from the City Engineer, for the private 
improvements including a non-City Standard driveway, retaining wall, water services, storm drain 
system and sewer main system encroaching into the Torrance Street Right-of-Way. 
 
24. Prior to the issuance of any building permits, the Owner/Permittee shall record a Shared 
Access Agreement with all property owners adjacent to Torrance Street from Dove Court to the 
project site east property line extended, per approved Exhibit “A,” satisfactory to the City Engineer. 

 
25. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, the construction of a non-City Standard 25-foot wide concrete driveway, adjacent to the site in 
the Torrance Street Right-of-Way, satisfactory to the City Engineer. 
 
26. Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a 
Maintenance Agreement for the ongoing permanent Best Management Practices (BMP) 
maintenance, satisfactory to the City Engineer. 

 
27. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any 
construction BMP necessary to comply with Chapter 14, Article 2, Division 1 (Grading Regulations) of 
the SDMC, into the construction plans or specifications. 
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28. Prior to the issuance of any construction permit, the applicant shall submit a Technical Report 
that will be subject to final review and approval by the City Engineer, based on the Storm Water 
Standards in effect at the time of the construction permit issuance. 
 
29. Prior to the issuance of any construction permit the Owner/Permittee shall submit a Water 
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines in Part 
2 Construction BMP Standards Chapter 4 of the City's Storm Water Standards.  
 
LANDSCAPE REQUIREMENTS: 
 
30. Prior to issuance of any engineering permits for grading, the Owner/Permittee shall submit 
complete construction documents for the revegetation and hydroseeding of all disturbed land in 
accordance with the City of San Diego Landscape Standards, Stormwater Design Manual, and to the 
satisfaction of the Development Services Department. All plans shall be in substantial conformance 
to this permit (including Environmental conditions) and Exhibit “A,” on file in the Office of the 
Development Services Department. 
 
31. Prior to issuance of any engineering permits for right-of-way improvements, the 
Owner/Permittee 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-foot area around each tree which is unencumbered by 
utilities. Driveways, utilities, drains, water and sewer laterals shall be designed so as not to prohibit 
the placement of street trees. 
 
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 Office of 
the Development Services Department. Construction plans shall provide a 40-square-foot area 
around each tree that is unencumbered by hardscape and utilities unless otherwise approved per 
LDC 142.0403(b)(5). 
 
33. 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-term maintenance of said landscaping will be the responsibility of a 
Landscape Maintenance District or other approved entity. 
 
34. 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 permitted 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 in kind and equivalent 
size per the approved documents to the satisfaction of the Development Services Department 
within 30 days of damage or Final Inspection. 
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PLANNING/DESIGN REQUIREMENTS: 
 

36. A topographical survey conforming to the provisions of the SDMC may be required if it is 
determined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Permit or a regulation of the underlying zone.  The cost of any 
such survey shall be borne by the Owner/Permittee. 
 
37. Prior to the issuance of building permits, construction documents shall fully illustrate the 
incorporation of a roof-mounted photovoltaic system consisting of solar panels sufficient to 
generate at least 50 percent of the project’s projected energy consumption, in conformance with the 
criteria of the Affordable/In-Fill Housing and Sustainable Buildings Expedite Program. 
 
38. 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  
 
39. The automobile, motorcycle and bicycle parking spaces must be constructed in accordance 
with the requirements of the SDMC. All on-site parking stalls and aisle widths shall be in compliance 
with requirements of the City's Land Development Code and shall not be converted and/or utilized 
for any other purpose, unless otherwise authorized in writing authorized by the appropriate City 
decision maker in accordance with the SDMC. 
 
40. Prior to the issuance of first occupancy approval, the owner/permittee shall install signage and 
striping on Torrance Street and Dove Court as shown on sheet C.2 Preliminary Traffic and Signage 
Plan of Exhibit "A," satisfactory to the City Engineer. 
 
PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:   
 
41. Prior to any non-right-of-way construction permit, the Owner/Permittee shall assure that all 
proposed public water and sewer facilities within the public right-of-way must be located and 
labeled on both the Site Plan, and on an approved City Construction Record Drawing (D-Sheet), so as 
to clearly convey their location relative to the nearest property line and their point of connection to 
the City's existing public water and sewer infrastructure.  

 
42. Prior to the issuance of any non-right-of-way construction permit, the Owner/Permittee shall 
assure (via permit and bond) that all public water and sewer facilities will be constructed in 
accordance with the Site Plan associated with this discretionary permit. 
 
INFORMATION ONLY: 
 

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

conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 66020. 

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

 
APPROVED by the Hearing Officer of the City of San Diego on August 23, 2017 and [Approved 
Resolution Number].  
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Permit Type/PTS Approval No.: SDP/1961193 
Date of Approval: August 23, 2017 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Jeffrey A. Peterson 
Development Project Manager 
 
NOTE:  Notary acknowledgment 
must be attached per Civil Code 
section 1189 et seq. 
 
 
The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 
 
 
       JENNIFER CURRIE 
       Owner  
 
 
       By _________________________________ 
             Jennifer Currie 
 
 
       NAKHSHAB DEVELOPMENT & DESIGN, INC 
       Permittee 
 
 
       By _________________________________ 

Name: 
Title:  

 
 
 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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HEARING OFFICER   
RESOLUTION NO. ________________  

ADOPTED ON _____________ 
MITIGATED NEGATIVE DECLARATION NO. 519307 

 
 
 
 WHEREAS, on November 2, 2016, Soheil Nakhshab submitted an application to the 

Development Services Department for Site Development Permit for the Torrance 3 project (Project); 

and 

 WHEREAS, the matter was set for a public hearing to be conducted by the Hearing Officer of 

the City of San Diego; and 

 WHEREAS, the issue was heard by the Hearing Officer on August 23, 2017; and 

 WHEREAS, the Hearing Officer considered the issues discussed in Mitigated Negative 

Declaration No. 519307 (Declaration) prepared for this Project; NOW THEREFORE, 

 BE IT RESOLVED, by the Hearing Officer that it is certified that the Declaration has been 

completed in compliance with the California Environmental Quality Act of 1970 (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.), that the Declaration 

reflects the independent judgment of the City of San Diego as Lead Agency and that the information 

contained in said Declaration, together with any comments received during the public review 

process, has been reviewed and considered by the Hearing Officer in connection with the approval 

of the Project. 

 BE IT FURTHER RESOLVED, that the Hearing Officer finds on the basis of the entire record 

that project revisions now mitigate potentially significant effects on the environment previously 

identified in the Initial Study, that there is no substantial evidence that the Project will have a 

significant effect on the environment, and therefore, that said Declaration is hereby adopted. 
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 BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081.6, the Hearing Officer 

hereby adopts the Mitigation Monitoring and Reporting Program, or alterations to implement the 

changes to the Project as required by this Hearing Officer in order to mitigate or avoid significant 

effects on the environment, which is attached hereto as Exhibit A. 

BE IT FURTHER RESOLVED, that the Declaration and other documents constituting the record 

of proceedings upon which the approval is based are available to the public at the office of the 

Development Services Department, 1222 First Avenue, San Diego, CA 92101.  

 BE IT FURTHER RESOLVED, that Development Services Staff is directed to file a Notice of 

Determination with the Clerk of the Board of Supervisors for the County of San Diego regarding the 

Project. 

 
 
By:       
Jeffrey A. Peterson 
Development Project Manger 
Development Services Department  
 
 
 
ATTACHMENT(S): Exhibit A, Mitigation Monitoring and Reporting Program 
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EXHIBIT A 
 

MITIGATION MONITORING AND REPORTING PROGRAM 
 

SITE DEVELOPMENT PERMIT NO. 1961193 
 

PROJECT NO. 519307 
 

 
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, 92101.  All 
mitigation measures contained in the Mitigated Negative Declaration No. 519307 shall be made 
conditions of SITE DEVELOPMENT PERMIT NO. 1961193 as may be further described below. 
 
PALEONTOLOGICAL RESOURCES 
 
I. Prior to Permit Issuance  
 A.   Entitlements Plan Check   

1. Prior to issuance of any construction permits, including but not limited to, the first 
Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice to 
Proceed for Subdivisions, 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 of verification to Mitigation Monitoring 

Coordination (MMC) identifying the Principal Investigator (PI) for the project 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, if the search was in-
house, a letter of verification from the PI stating that the search was completed. 

2. The letter shall introduce any pertinent information 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 
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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 the RE 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.  

  
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 such as 
in the case of a potential safety concern within the area being monitored. In 
certain circumstances OSHA safety requirements may necessitate modification 
of the PME.  

2. 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 formational soils as previously assumed, and/or 
when unique/unusual fossils are encountered, which may reduce or increase the 
potential for resources to be present. 

3. The monitor shall document field activity via the Consultant Site Visit Record (CSVR).  
The CSVR’s shall be faxed by the CM to the RE 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. 

 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 
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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.  Determination of Significance 
1. The PI shall evaluate the significance of the resource.  

a. The PI shall immediately notify MMC by phone to discuss significance 
determination and shall also submit a letter to MMC indicating whether 
additional mitigation is required.  The determination 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 the RE, 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 

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 documented using the existing procedures 

detailed in Sections III - During Construction. 
c. Potentially Significant Discoveries 
 If the PI determines that a potentially significant discovery has been made, the 

procedures detailed under Section III - During Construction shall be followed.  
d. The PI shall immediately contact MMC, or by 8AM on the next business day to 

report and discuss the findings as indicated in Section III-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. The RE, or BI, as appropriate, shall notify MMC immediately.  
C. All other procedures described above shall apply, as appropriate.  
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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 the RE or BI, as appropriate, of receipt of all Draft Monitoring 

Report submittals and approvals. 
B. Handling of Fossil Remains 

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 of fossil 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. The RE 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. 

 



ATTACHMENT 9

_J_J_J., •• I~ 
_J_J _j_J..J 
_J_J_j_J_J 
\JJ _J_J_J 
_J _J _J _ _J _J 

UPTOWN PLANNERS 
MEMORANDUM OF MOTION 

MOTION APPROVED ON FEBRUARY 7, 2017 
BY THE BOARD OF UPTOWN PLANNERS 

Motion Approved By Uptown Planners on February 7, 2017: 

The board of Uptown Planners passed the following motion regarding the 549 Torrance Street 
project ('Torrance 3 SDP") at its February 7, 2017 meeting; the project was noticed on the 
agenda as indicated below: 

549 TORRANCE STREET ("TORRANCE 3 SDUs - SDP") - Process Three - Mission 
Hills -- Site Developr,1ent Permit for public road encroachment, and construction of three 
new residential single dwelling units on single lots for a total of 8334 square feet of 
construction . The 0.56 acre site is located at 549 Torrance Street in the RS-1-1 base zone. 

After the applicant made a presentation and several members of the publ ic spoke, following 
which the board passed a motion approving the project as presented. 

Voting YES _12 _ _ Voting NO __ o __ Abstain _1_ (non-voting cha ir) 
Recusal 1 



ATTACHMENT 10

City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

TH• C>TY o• SAN D .. 00 (619) 446-5000 

Ownership Disclosure 
Statement 

Approval Type: Check appropriate box for ~f approval (s) requested: fl Neighborhood Use Permit 1 ICoastal Development Permit 

I Neighborhood Development Permit ,.:; Site Development Permit L. Planned Development Permit Ci conditional Use Permit 
~Variance )Tentative Map J Vesting Tentative Map I Map Waiver J i land Use Plan Amendment• 1 IOther 

Project Title Project No. For City Use Only 

Tonance 3 s:,cr otJ 7 
Project Address: 

Tonance Street, San Diego, CA 92103 

Part I -To be completed when property is held by lndividual(s) 

By signing the OwnershiQ Disclosure Statemeot the owner(:,) <!Q~nQwledge !bat an aQQliQation fQr a Qermit maQ or Qther matter as identified 
above, will be filed with the City of San Diego on the subject QroQerty with the intent to record an encumbrance against the QroQerty. Please list 
below the owner(s) and tenant(s) (if applicable) of the above referenced property. The list must include the names and addresses of all persons 
who have an interest in the property, recorded or otherwise, and state the type of property interest (e.g. , tenants who will benefit from the permit, all 
individuals who own the property). A signature is required of at least one of the woperty owners. Attach additional pages if needed. A signature 
from the Assistant Executive Director of the San Diego Redevelopment Agency shall be required for all project parcels for which a Disposition and 
Development Agreement (ODA) has been approved / executed by the City Council. Note: The applicant is responsible for notifying the Project 
Manager of any changes in ownership during the time the application is being processed or considered. Changes in ownership are to be given to 
the Project Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership 
information could result in a delay in the hearing process. 

Additional pages attached r- Yes f>?i No 

Name of lnd1v1dual (type or print): Na3~;~ipeG~1~ Soheil Nakhshab 

[x Owner I TenanULessee J Redevelopment Agency J'\ I Owner I__ TenanULessee n Redevelopment Agency 

Street Address: 
Strer~d~s~ j~l>/J ~Jt-2900 4th Ave. Ste. 100 

City/State/Zip: City/S~: 
Ot~o 'G~ 'fd).)03 San Diego CA 92103 

Phone No: ~ Fax No: Phone No: • Fax No: 
( 619) 255.7257 ( 619) 255.7833 
Signature· Date: Signature : Date: 

--- 10/24/2016 ., --- \. ) 

Name of Individual (type or print): Name of Individual (type or print): 

C Owner JTenanULessee C Redevelopment Agency I Owner 0 TenanULessee 1 1 Redevelopment Agency 

Street Address: Street Address: 

City/State/Zip: City/State/Zip: 

Phone No: Fax No: Phone No: Fax No: 

Signature : Date: Signature : Date: 

I 

Printed on recycled paper. Visit our web site at www.sandiego.gov/development-services 
Upon request, this information is available in alternative formats for persons with disabilities. 

DS-318 (5-05) 

I 
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WATER AND SEWER NOTES 

/. ALL PROPOSED WAlFR fW) 5ruf"R FAC!UnfS WIT/1/N 7H£ PUBUC R/GffT- lf- 11/<Y OR PUBLIC EASEMENT 
(PU8LJC AND PRNAlF) MUST 9£ D£S/G/1£IJ »lfJ CCWS/111.K:TED IN ACCORDANC£ Wf"rn m£ CR/1FR!4 
fSTABUSHED ~ TH£. Dtrr OF S4N D1£GO's CURf?[NT WATER AND SEWt.R FACILJTY DESIGN G{J[0£UNES, 
RfGUATKW,, SfMDARIJS, #ID PRA.CnCES Ptl?TNMM"; T//ERCTO. ' 

2. ALL WA/ER Sff?IJCES 7V 11jE SIie (EXCEPTING 5/N/ilf FMIILY DOM£51"/C SEFMCf Ul./fS, !WI) SING/.£ FAM!i?' 
DOMESnC/Flf?E tDMBNED SEIMC£ LINES WHERE 7H£ RfS/OCNr/AL F!Rf SPRINKLER SYS)FM unuzES PASS1\IE 
PURGE OCSiGN} lwsJ" PASS1 THROUGH A PRIVA )F A80\,f GROUND EYCK fl.OW PR£1£NTION DE1AC£ (Bml). 
BFPDs ARE TO BE. LDCAiW 00 PR{VATE PRCPCf?TY (EXCtPT WHffi£ SHONN WlrfflN TORR4NC£ STR£q R.0.W: 
H£R£0N). 1N UN£ Mlrr 7H£ SERll1C£, AND IMMffi'ATfl.Y ADJ.ACFJ\{'{ TO TH£ Rl(*ff-OF-H64 Y'. THE PUBLIC 
1/fMIES OCPAAl/lf!IT llli1. rT PERMIT TH£ REQUIRED BfPDs TO Bf LOO\Tm 00.0W C/WJE ORTN T//f 
S rf?UCTVRE. \ 

100 

242.0 

RETAINING 
WALL I 
(6" M'X) ;,I 

(P) JOINT WATER SEl?V/Cf 

J-WA;;:1:Rf:::-'{Jp(/fs---+~ 
[MRA REQUIRED 

(P) 10' 
VISIBILITY 
TRIIWGLE 
AREA * 

(P) DOUBLE raww 
CENTERLINE STRIPE PER 
D£TA1l..f2 (,»TH RPM,) 

# POWER POLE DOES //OT 
S/GNIFIC.ANTL Y LIMIT VIS/8/UTY 
WITHIN THE VISIBILITY 

(P) SIC/I W1- 1(LT) 
W/13- IP PiAQUE 
(15 MPH) 

TRW/GI.£ 

;:/1 
~I 
i:il ! r ~ ,fr==G4R<l=G£===;;= 

SECT10N )I -)I 

NO SCALE 

I . I 

STORMWATER NOTES 

BRW 199\0 

. I I 

I 

,;~ ( 
\i~/;i i\t 

PROPOSED LOT AREAS 

B 

AREA CSQ FTI 
5,692 

6.650 

12,326 

I II\ 

\\ 

DETAIL 8- D-:Z5 DISCHARGE 

(P) 410 SF 810 RETENTION AR£A (NT) 
TOP. 190.50 
PONO//IG:190.JJ 
BOTTOM, 189.50 
SEE DETAIL A 

DH /LB 

! ·,....,._ 

.,.,~J--- s--

/ 
"' I / 

I / 

GRADING TABULA TJQNS 
TOTAL AMOUNT OF SITE TO BE GRADED: 0.B3 ACRES 
AMOUNT OF CUT: ~ CUBIC YARDS 
AMOUNT OF FILL: ~ CUBIC YARDS 
MAXIMUM HEIGHT OF FILL SLOPE(S), -4,L___ FEET 
MAXIMUM HEIG/JT OF CUT SLOPE(S), J.lL___ FEET 
AMOUNT OF IMPORT/ fff'ORf SOIL: ~ CUBIC YARDS 
RETAINING/ CRIB WALLS: LENGTH ,!M___ FEET 

-59.5 '~14'1 7" DA)l)GHT, TYP .• MIN 

UPPER FlODR 

CAISSON(S) & FOOTING(S) 
NUMBER & LOC4TION PER ======-.J 

STRUCTURAL Rf0UIREM£NTS 

l 
SECTION 8-8 
//0 SCAfE 

2 " MIN. FRffBOARD 

\ 
\ 

\ 

DESCRIPTION 

[ X/STING 

LEGEND 

PROPERTY LINE (RECORD) 

RIGHT OF WAY 

STREET CENTfRLINE 

CONTOUR 

EDG£ OF PAVING 

SPOr £LEVATrON 

BU{LDING FOOTPRINT 

SEWfR MAIN 

WATER MAIN 

FIRE HYDRANT 

CHAIN LINK FENCE 

WOOD FENCE 

CHAJN UNK FENCE 

FREE STANDING WALL 

RETA/NING WALL 

TREE; Pl.ANT: PN._M 

STREU LIGHT 

PROPOS[D 
PROPERTY LINE (ADJUSTED) 
CONTOUR 

STREU CtNTERUNE 

EDGE OF PAVING 

SPOT ELEVATION 

8U/LD/NG POOTPRINT 

\ 810 RETENTION AREA (PVT) 

FREE STIWDING WALL 

RETAINING WALL 

SEWER lA TERAL (PVT) 
I 
I 
\ STORM DRAIN LINE (PVT) 

DRAJNAGE SWALE OR 
DIRECTION OF FLOW 

DRAIN INLET/CATCH BASIN 

TRtNCH DRAIN 

RIP RM' ENERGY DISSIPATER 

.:!:}. WATER SERVICE W/BACKFLOW PREVENTION 

RE -CONSTRUCT SEWER MANHOLE 

PARCEL DESIGNATION 

--€---

--~-
N45"4-5'45'w _,, ___ _ 

--90--

--€---
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