THE CITY OF SAN DIEGO

Report to the Hearing Officer

HEARING DATE: September 21, 2016 REPORT NO. HO 16-060
SUBJECT: 6™ and Hawthorn Townhomes - Process Three

PROJECT NUMBER:

OWNER/APPLICANT:  City Mark Communities/jeff Barfield

SUMMARY:

Issue: Should the Hearing Officer approve the construction of 21 condominium residential
units at 525 Hawthorn Street in the Uptown Community Planning area?

Staff Recommendations:

1. Approve Site Development Permit No. 1552110; and
2. Approve Tentative Map Waiver No. 1770758
Community Planning Group Recommendation: On February 2, 2016, the Uptown Community

Planning Group voted 13/2/1 to approve the project without additional recommendations
(Attachment 7).

Environmental Review: The proposed activity is exempt from the California Environmental
Quality Act (CEQA) pursuant to Section 15332 (In-Fill Development) of the State CEQA
Guidelines. This project is not pending an appeal of the environmental determination. The
environmental exemption determination for this project was made on July 5, 2016 and the
opportunity to appeal that determination ended July 19, 2016.

BACKGROUND

The 0.58-acre project site is located at 525 Hawthorn Street and is split zoned within the Mid-City
Communities Planned District (MCCPD). The westerly portion of the site is MCCPD-CV-4 (0.34 acre),
and the easterly portion is zoned MCCPD-MR-800B (0.24 acre). The project site is also within the
Airport Approach, Airport Influence Area, Federal Aviation Authority Part 77, Tandem Parking and
Transit Area Overlay Zones.
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The project site is comprised of one lot and has three street frontages: Hawthorn Street on the
north, 5™ Avenue on the west, and 6™ Avenue on the east. Surrounding development includes
commercial and multi-family residential to the north, an existing parking lot to the south, Balboa
Park to the east, and commercial development to the west. The site is relatively flat with elevations
ranging from 195 feet to 200 feet south to north.

The site currently is developed with a K-12 private school (Balboa City School), which is proposed for
demolition. The school has been reviewed and determined to not meet local designation criteria as
a significant resource under adopted Historic Resource Board criteria.

The project site is located within the Airport Approach and Federal Aviation Authority (FAA) Part 77
Overlay Zones for the San Diego International Airport (Lindbergh Field). The project received a
determination of no hazard from the FAA on August 11, 2015 and expires on February 11,2017. In
addition, the project has been conditioned to comply with the FAA and Airport approach regulations.

DISCUSSION
Project Description

The project proposes 21, two-bedroom, residential townhomes in four buildings (A-D) with private,
tuck-under garages and exterior decks (three floors of residential over garage). The existing private
school on the project site will be demolished. Building A would front 5™ Avenue and contains nine
units. Building B would front Hawthorn Street and contains two units. Building C would front 6"
Avenue and contains seven units and Building D is internal to the site and would contain three units.
The first floor contains the garages; the second through fourth contain the living areas (Attachment
9).

The proposed buildings incorporate facade off-sets, upper floor setbacks, and textured stucco
exterior finishes. In addition to private exterior terraces, each unit has a flat rooftop available for
usable, outdoor space. The townhomes are oriented with the long axis of each building in an east-
west direction to take advantage of prevailing westerly breezes, and will be constructed to current
Title 24 code requirements regarding energy efficiency and California Green Building Standards.

The maximum height in the CV-4 zone is 40 feet, but 50 feet is allowed for portions of a building
above enclosed parking. The maximum height in the MR-800B zone is 50 feet, but 60 feet is allowed
for portions of a building above enclosed parking. The proposed height of all the buildings will range
from 34 to 45 feet.

The combined number of units allowed between the two zones is 23 dwelling units. The CV-4 zone
does not have a maximum floor area ratio (FAR) and the proposed buildings within that zone (A, B
and D) have an FAR of 1.47. The MR-800B zone allows a maximum FAR of 1.25 and Building C has a
FAR of 0.78. The proposed development meets the FAR, height, setbacks, density, landscaping and
all other applicable development regutations of the underlying zones and no deviations are
proposed.

Access to the proposed development will be provided via a private driveway off of 6™ Avenue.
Public improvements include the new driveway on 6" Avenue, new sidewalks, new landscaping
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along the public streets, and an upgrade to the accessible pedestrian ramp at the southwest corner
of 6™ Avenue and Hawthorn Street. All required parking will be accommodated onsite. The
minimum parking requirement for the proposed project is 37 parking spaces within the transit and
tandem area overlay zones and two motorcycle spaces. The project proposes to provide 45 on-site
parking spaces all within garages, along with two motorcycle spaces.

Of the 21 proposed townhomes, 14 are within the CV-4 zone, and seven are within the MR-800B
zone. The overall numbers of units are consistent with the density regulations under both zones.
However, the San Diego Municipal Code (SDMC) Section establishes unit thresholds that
determine whether a Mid-City Communities Development Permit is required. The 14 units
proposed in the CV-4 zone exceed the eleven unit threshold established in Table 1512.02A for lots
greater than 100 feet in depth. Therefore, the project is required to obtain a Process Three, Mid-City
Communities Development Permit, processed in the same manner as a Site Development Permit.

The nroiert also requires a Process 3, Tentative Map Waiver in accordance with SDMC Section

‘0 create 21 residential condominium units on a single parcel that was previously
mapped and monumented. According to SDMC Section 125.0440, Findings for a Tentative Map
Waiver (Attachment 5), the decision maker may approve a Tentative Map Waiver if the decision
maker finds that the proposed subdivision complies with the requirements of the Subdivision Map
Act and the SDMC.

Uptown Community Plan

The project site contains two General Plan designations and two Uptown Community Plan
designations. The portion of the project site adjacent to 5™ Avenue is designated Multiple Use in the
General Plan and Commercial/Residential Medium (15-29 dwelling units per acres (du/ac)) in the
Uptown Community Plan. The portion of the project site adjacent to 6" Avenue is designated
Residential in the General Plan and Residential High (44-73 du/ac) in the Uptown Community Plan.
The total density range when combined for both community plan designations is 15-28 du/ac. The
project proposes 21 dwelling units and is consistent with the density in the community plan.

The Residential Element states that the Commercial/Residential designation allows either residential
or commercial use. The Commercial Element states either general commercial, office or residential
ranging from Very High to Medium is permitted and that developments with a mixture of uses are
also encouraged. The Commercial Element also states that in contrast to areas designated for
mixed-use, single-use residential projects are permitted in areas designated for
Commercial/Residential use.

The proposed development is consistent with objectives of the Uptown Community Plan to locate
medium and high density residential development adjacent to commercial areas, near transit and
higher volume traffic corridors. The project is located along the higher traffic corridors of 5th and
6" Avenues. Public transit is readily available at the corners of 5™ Avenue and Hawthorn Street and
at 4™ Avenue and Hawthorn Street.

The project implements applicable Urban Design Guidelines outlined in the Uptown Community
Plan addressing Site Planning and Architecture, Streetscape Design and Landscaping, Vehicular
Circulation and Pedestrian Circulation. The guidelines include:
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e New construction and improvements to existing structures should be compatible
with the existing architectural detail and overall appearance of the quality
development in the surrounding neighborhood;

o Multifamily development incorporate wall texture variations, facade off-sets, upper
floor setbacks and the utilization of varied roof forms; Patios, balconies, courtyards,
pools or other recreationally amenities should be required for all residential projects
to maximize usable open space;

o Articulate the design of buildings so they relate to the form and scale of surrounding
structures through the use of compatible setbacks, building coverage and floor area
ratios; Large flat rooftops should be considered as usable outdoor space that can be
designed to accommodate commercial or recreational activities;

¢ Structures should be designed to utilize shade and breezes. Solar heating and
cooling and improved insulation techniques should be employed;

e Street trees should be provided and existing trees preserved with all new
development as appropriate; trees that must be removed should be replaced;

o The citywide landscape ordinance should be utilized to increase the amount of
landscaping in, and enhance the appearance of the streetscape, private yard areas,
and off-street parking lots. Low maintenait 3, drought tolerant plant material should
be utilized; '

e Where alley access is unavailable, street curb cuts should be minimized in number
and width;

¢ Off-street parking should be placed underground and/or amply screened from the

~ public right-of-way and adjacent residences; and

¢« Adequate sidewalk and parkway areas should be provided.

The proposed three-story residential-over-garage townhomes are consistent with the density and
building scale of the more recent townhome developments on 6™ Avenue, just north of the project
site, and the mixed-use buildings along 5™ Avenue. The proposed development reinforces street
frontages along the 5™ and 6™ Avenue corridors with street-level entries, consistent setbacks, and
enhanced landscaping. Building coverage and FAR are consistent with the existing zone, and other
developments within the neighborhood.

The proposed project would incorporate drought tolerant ground covers and shrubs as well as 36-
inch box Jacaranda street trees along all street frontages to enhance and reinforce the tree-lined
corridors of the neighborhood. Existing trees, where appropriate, will be preserved.

- The project proposes one curb cut along 6™ Avenue. This one driveway opening provides access to
all the proposed townhome units. All the units have tuck-under garages that are visible only from
the interior of the project. This design presents the residential facade to the public right-of-way,
while confining views of garage doors from the interior of the project. The project will provide new
sidewalks along the 5™ Avenue and Hawthorn Street frontages, replacing the existing and, in many
areas, broken walkways. Also, the project will upgrade the pedestrian accessible ramp at the corner
of 6™ Avenue and Hawthorn Street to current accessibility standards.
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General Plan

The proposed development is consistent with existing General Plan designations by providing higher
density, multi-family development within the central urbanized core of the City. The proposed
buildings implement General Plan Policy UD-A.5 by contributing to a positive neighborhood
character and relating to the neighborhood and community context, and UD-B.1 by recognizing the
quality of a neighborhood is linked to the overall quality of the built environment. The proposed
project is consistent with the density and buildings scale of the more recent townhome
developments on 6™ Avenue, just north of the project site, and the mixed-use buildings along 5™
Avenue. The proposed buildings implement General Plan Policies UD-A.6 and UD-B.4 by
addressing street frontages with architectural and landscape interest to provide visual appeal to the
streetscape and enhance the pedestrian experience, by reinforcing the street frontages along the 5%
and 6" Avenue corridors with street-level entries, consistent setbacks, and enhanced landscaping.
The proposed development also addresses General Plan Policy UD-B.5 to design or retrofit streets to
improve walkability, strengthen connectivity, and enhance community identity, by replacing worn
and broken sidewalks, upgrading the pedestrian ramp at the corner of 6™ Avenue and Hawthorn,
and installing street trees.

As proposed, the project would be consistent with the Uptown Community Plan and overall
policies for mixed-use development related to the Land Use and Urban Design, Mobility, and
Density elements contained in the General Plan.

Conclusion

Staff has reviewed the proposed Project and all issues identified through the review process have
been resolved in conformance with adopted City Council policies and regulations of the Land
Development Code and conforms to both the General Plan and the Uptown Community Plan. Staff
has provided draft findings to support approval of the Project

(Attachments 3 and 5) and draft conditions of approval (Attachment 4 and 5). Staff recommends the
Hearing Officer approve the Project as proposed.

ALTERNATIVES

1. Approve Site Development Permit No. 1552110 and Tentative Map Waiver No.
1770758 with modifications.

2. Deny Site Development Permit No. 1552110 and Tentative Map Waiver No. 1770758,
if the findings required to approve the project cannot be affirmed.
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Respectfully submitted,

NnNCHICCT wvicow

Development Project Manager
Attachments:

Project Location Map

Community Plan Land Use Map

Draft Permit Resolution with Findings

Draft Permit with Conditions

Draft Map Resolution and Conditions
Environmental Exemption

Community Planning Group Recommendation
Ownership Disclosure Statement

Project Plans (not the entire set)
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ATTACHMENT 3

HEARING OFFICER RESOLUTION NO.
SITE DEVELOPMENT PERMIT NO. 1552110
6" AND HAWTHORN TOWNHOMES, PROJECT NO. 443681
DRAFT

WHEREAS, CityMark BHR, a California Limited Liability Company, Owner/Permittee, filed an
application with the City of San Diego for a permit to construct 21 for-sale residential units (as
described in and by reference to the approved Exhibits "A" and corresponding conditions of
approval for the associated Permit No. 1552110), on portions of a 0.58-acre site;

WHEREAS, the project site is located at 525 Hawthorn Street and is split zoned within the Mid-City
Communities Planned District. The westerly portion of the site is CV-4 (0.34 acre), and the easterly
portion is zoned MR-800B (0.24 acre). The project site is also within the Airport Approach, Airport
Influence Area, Federal Aviation Authority Part 77, Tandem Parking and Transit Area Overlay Zones
within the Uptown Community Plan area;

WHEREAS, the project site is legally described as: Parcel 1 of Parcel Map No. 21338;

WHEREAS, on September 21, 2016, the Hearing Officer of the City of San Diego considered Site
Development Permit No. 1552110 pursuant to the Land Development Code of the City of San Diego;

WHEREAS, on July 5, 2016, the City of San Diego, as Lead Agency, through the Development Services
Department, made and issued an Environmental Determination that the project is exempt from the
California Environmental Quality Act (CEQA) (Public Resources Code Section 21000 et seq.) under
CEQA Guideline Section 15332 (In-Fill Development) and there was no appeal of the

Environmental Determination filed within the time period provided by San Diego Municipal Code
Section 112.0520; 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 September 21, 2016.
FINDINGS:

Site Development Permit- Section 126.0504

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

The project proposes residential development of 21, two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at the southwest corner
of 6™ Avenue and Hawthorn Street in the Uptown Community Plan area. The project site
contains two General Plan designations, two Uptown Community Plan designations, and two
zones within the Mid-City Communities Planned District. The portion of the project site
adjacent to 5 Avenue is designated Multiple Use in the General Plan, Commercial/Residential
Medium (15-29 dwelling units per acres (du/ac)}) in the Uptown Community Plan, and zoned
MCCPD-CV-4 in the Mid-City Communities Planned District. The portion of the project site
adjacent to 6™ Avenue is designated Residential in the General Plan, Residential High (44-73
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ATTACHMENT 3

du/ac) in the Uptown Community Plan, and zoned MCCPD-MR-800B in the Mid-City
Communities Planned District. The total density range when combined for hoth community
plan designations is 15-28 du/ac. The project proposes 21 dwelling units and is consistent
with the density in the community plan.

The project is also located within the Airport Approach and Federal Aviation Authority (FAA)
Part 77 Overlay Zones for the San Diego International Airport (Lindbergh Field). The project
received a determination of no hazard from the FAA on August 11, 2015 and expires on
February 11, 2017. In addition, the project has been conditioned to comply with the FAA and
Airport approach regulations per the San Diego Municipal Code prior to the issuance of any
construction permits.

General Plan

The proposed development is consistent with existing General Plan designations by
providing higher density, multi-family development within the central urbanized core of the
City. The proposed buildings implement General Plan Policy UD-A.5 by contributing to a
positive neighborhood character and relating to the neighborhood and community context,
and UD-B.1 by recognizing the quality of a neighborhood is linked to the overall quality of
the built environment. The proposed project is consistent with the density and buildings
scale of the more recent townhome developments on 6" Avenue, just north of the project
site, and the mixed-use buildings along 5™ Avenue. The proposed buildings implement
General Plan Policies UD-A.6 and UD-B.4 by addressing street frontages with architectural
and landscape interest to provide visual appeal to the streetscape and enhance the
pedestrian experience, by reinforcing the street frontages along the 5™ and 6™ Avenue
corridors with street-level entries, consistent setbacks, and enhanced landscaping. The
proposed development also addresses General Plan Policy UD-B.5 to design or retrofit
streets to improve walkability, strengthen connectivity, and enhance community identity, by
replacing worn and broken sidewalks, upgrading the pedestrian ramp at the corner of 6%
Avenue and Hawthorn, and installing street trees.

Uptown Community Plan

The project site contains two General Plan designations and two Uptown Community Plan
designations. The portion of the project site adjacent to 5% Avenue is designated Multiple
Use in the General Plan and Commercial/Residential Medium (15-29 dwelling units per acres
(du/ac)) in the Uptown Community Plan. The portion of the project site adjacent to 6"
Avenue is designated Residential in the General Plan and Residential High (44-73 du/ac) in the
Uptown Community Plan. The total density range when combined for both community plan
designations is 15-28 du/ac. The project proposes 21 dwelling units and is consistent with the
density in the community plan.

The Residential Element states that the Commercial/Residential designation allows either
residential or commercial use. The Commercial Element states either general commercial,
office or residential ranging from Very High to Medium is permitted and that developments
with a mixture of uses are also encouraged. The Commercial Element also states that in
contrast to areas designated for mixed-use, single-use residential projects are permitted in
areas designated for Commercial/Residential use.
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ATTACHMENT 3

The proposed development is consistent with objectives of the Uptown Community Plan to
locate medium and high density residential development adjacent to commercial areas, near
transit and higher volume traffic corridors. The project is located along the higher traffic
corridors of 5th and 6" Avenues. Public transit is readily available at the corners of 5"
Avenue and Hawthorn Street and at 4" Avenue and Hawthorn Street.

The project implements applicable Urban Design Guidelines outlined in the Uptown
Community Plan addressing Site Planning and Architecture, Streetscape Design and
Landscaping, Vehicular Circulation and Pedestrian Circulation. The guidelines include:

e New construction and improvements to existing structures should be compatible
with the existing architectural detail and overall appearance of the quality
development in the surrounding neighborhood;

e Multifamily development incorporate wall texture variations, facade off-sets, upper
floor setbacks and the utilization of varied roof forms; Patios, balconies, courtyards,
pools or other recreationally amenities should be required for all residential projects
to maximize usable open space;

e Articulate the design of buildings so they relate to the form and scale of surrounding
structures through the use of compatible setbacks, building coverage and floor area
ratios; Large flat rooftops should be considered as usable outdoor space that can be
designed to accommodate commercial or recreational activities;

e Structures should be desighed to utilize shade and breezes. Solar heating and
cooling and improved insulation techniques should be employed:;

e Street trees should be provided and existing trees preserved with all new
development as appropriate; trees that must be removed should be replaced;

e The citywide landscape ordinance should be utilized to increase the amount of
landscaping in, and enhance the appearance of the streetscape, private yard areas,
and off-street parking lots. Low maintenance, drought tolerant plant material should
be utilized;

e Where alley access is unavailable, street curb cuts should be minimized in number
and width;

e Off-street parking should be placed underground and/or amply screened from the
public right-of-way and adjacent residences; and

« Adequate sidewalk and parkway areas should be provided.

The proposed three-story residential-over-garage townhomes are consistent with the
density and building scale of the more recent townhome developments on 6" Avenue, just
north of the project site, and the mixed-use buildings along 5" Avenue. The proposed
development reinforces street frontages along the 5 and 6™ Avenue corridors with street-
level entries, consistent setbacks, and enhanced landscaping. Building coverage and floor
area ratio (FAR) are consistent with the existing zone, and other developments within the
neighborhood.

The proposed project would incorporate drought tolerant ground covers and shrubs as well
as 36-inch box Jacaranda street trees along all street frontages to enhance and reinforce the
tree-lined corridors of the neighborhood. Existing trees, where appropriate, will be
preserved.
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The project proposes one curb cut along 6" Avenue. This one driveway opening provides
access to all the proposed townhome units. All the units have tuck-under garages that are
visible only from the interior of the project. This design presents the residential facade to
the public right-of-way, while confining views of garage doors from the interior of the
project. The project will provide new sidewalks along the 5™ Avenue and Hawthorn Street
frontages, replacing the existing and, in many areas, broken walkways. Also, the project will
upgrade the pedestrian accessible ramp at the corner of 6™ Avenue and Hawthorn Street to
current accessibility standards.

As proposed, the project would be consistent with the Uptown Community Plan and
overall policies for mixed-use development related to the Land Use and Urban Design,
Mobility, and Density elements contained in the General Plan, therefore the project would
not adversely impact the applicable land use plans.

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

The project proposes residential development of 21, two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at 6™ Avenue and
Hawthorn Street in the Uptown Community Plan area. The project site is bordered on three
sides by public streets: Hawthorn Street on the north, 5™ Avenue on the west, and 6
Avenue on the east. On the south, it is bounded by an existing parking lot.

The project is located within the Airport Approach and Federal Aviation Authority (FAA) Part
77 Overlay Zones for the San Diego International Airport (Lindbergh Field). The project
received a determination of no hazard from the FAA on August 11, 2015 and expires on
February 11, 2017. In addition, the project has been conditioned to comply with the FAA and
Airport approach regulations per the San Diego Municipal Code.

The proposed development will require a demolition/removal permit for the existing onsite
school in accordance with Article 9, Division 5 of the San Diego Municipal Code, which sets
forth review of demolition/removal permits for compliance with standards necessary to
safeguard public health, safety, and welfare. The proposed development also will require
ministerial building permits for new construction and facilities. Ministerial building permits
require compliance with the California Building Code, Plumbing Code, Mechanical Code,
Electrical Code, Fire Code and all adopted referenced standards, which also establish
standards to safeguard public health, safety, and welfare. The Fire Access Plan for the
proposed development has been prepared that demonstrates compliance with fire
protection and life safety requirements regarding adequacy of hydrants, hose pull length,
and emergency access. Public improvements include replacing worn and broken sidewalks,
upgrading the pedestrian ramp at the corner of 6™ Avenue and Hawthorn, and installing
street trees to further protect public health and safety.

The project is required to comply with seismic requirements of the California Building Code.
Implementation of proper engineering design and utilization of standard construction
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ATTACHMENT 3

practices, verified at the building permit stage, would ensure that the potential for impacts
from regional geologic hazards, including fault rupture, would be less than significant.

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

The project proposes residential development of 21, two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at the southwest corner
of 6™ Avenue and Hawthorn Street in the Uptown Community Plan area. The proposed
development meets the FAR, height, setbacks, parking, and all other applicable development
regulations of the underlying zones and no deviations are proposed.

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 residential development of 2* two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at the southwest corner
of 6™ Avenue and Hawthorn Street in the Uptown Community Plan area. The project site
contains two General Plan designations, two Uptown Community Plan designations, and two
zones within the Mid-City Communities Planned District. The portion of the project site
adjacent to 5™ Avenue is designated Multiple Use in the General Plan, Commercial/Residential
Medium (15-29 dwelling units per acres (du/ac)) in the Uptown Community Plan, and zoned
MCCPD-CV-4 in the Mid-City Communities Planned District. The portion of the project site
adjacent to 6™ Avenue is designated Residential in the General Plan, Residential High (44-73
du/ac) in'the Uptown Community Plan, and zoned MCCPD-MR-800B in the Mid-City

Communities Planned District.

The combined number of units between the two zones is 23 dwelling units. The total density
range combined for both community plan designations is 15-28 du/ac. The project proposes
21 dwelling units and is therefore consistent with the density of the underlying zones and the
designation within the community plan. :

General Plan

The proposed development is consistent with existing General Plan designations by
providing higher density, multi-family development within the central urbanized core of the
City. The proposed buildings implement General Plan Policy UD-A.5 by contributing to a
positive neighborhood character and relating to the neighborhood and community context,
and UD-B.1 by recognizing the quality of a neighborhood is linked to the overall quality of
the built environment. The proposed project is consistent with the density and buildings
scale of the more recent townhome developments on 6" Avenue, just north of the project
site, and the mixed-use buildings along 5™ Avenue. The proposed buildings implement
General Plan Policies UD-A.6 and UD-B.4 by addressing street frontages with architectural
and landscape interest to provide visual appeal to the streetscape and enhance the
pedestrian experience, by reinforcing the street frontages along the 5" and 6" Avenue
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ATTACHMENT 3

corridors with street-level entries, consistent setbacks, and enhanced landscaping. The
proposed development also addresses General Plan Policy UD-B.5 to design or retrofit
streets to improve walkability, strengthen connectivity, and enhance community identity, by
replacing worn and broken sidewalks, upgrading the pedestrian ramp at the corner of 6"
Avenue and Hawthorn, and installing street trees.

Uptown Community Plan

The project site contains two General Plan designations and two Uptown Community Plan
designations. The portion of the project site adjacent to 5™ Avenue is designated Multiple
Use in the General Plan and Commercial/Residential Medium (15-29 dwelling units per acres
(du/ac)) in the Uptown Community Plan. The portion of the project site adjacent to 6N
Avenue is designated Residential in the General Plan and Residential High (44-73 du/ac) in the
Uptown Community Plan. The total density range combined for both community plan
designations is 15-28 du/ac. The project proposes 21 dwelling units and is consistent with the
density in the community plan.

The Residential Element states that the Commercial/Residential designation allows either
residential or commercial use. The Commercial Element states either general commercial,
office or residential ranging from Very High to Medium is permitted and that developments
with a mixture of uses are also encouraged. The Commercial Element also states that in
contrast to areas designated for mixed-use, single-use residential projects are permitted in
areas designated for Commercial/Residential use.

The proposed development is consistent with objectives of the Uptown Community Plan to
locate medium and high density residential development adjacent to commercial areas, near
transit and higher volume traffic corridors. The project is located along the higher traffic
corridors of 5th and 6" Avenues. Public transit is readily available at the corners of 5"
Avenue and Hawthorn Street and at 4" Avenue and Hawthorn Street.

The project implements applicable Urban Design Guidelines outlined in the Uptown
Community Plan addressing Site Planning and Architecture, Streetscape Design and
Landscaping, Vehicular Circulation and Pedestrian Circulation. The guidelines include;

e New construction and improvements to existing structures should be compatible
with the existing architectural detail and overall appearance of the quality
development in the surrounding neighborhood;

e Multifamily development incorporate wall texture variations, facade off-sets, upper
floor setbacks and the utilization of varied roof forms; Patios, balconies, courtyards,
pools or other recreationally amenities should be required for all residential projects
to maximize usable open space;

¢ Articulate the design of buildings so they relate to the form and scale of surrounding
structures through the use of compatible setbacks, building coverage and floor area
ratios; Large flat rooftops should be considered as usable outdoor space that can be
designed to accommaodate commercial or recreational activities;

e Structures should be designed to utilize shade and breezes. Solar heating and
cooling and improved insulation techniques should be employed;
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ATTACHMENT 3

o Street trees should be provided and existing trees preserved with all new
development as appropriate; trees that must be removed should be replaced;

¢ The citywide landscape ordinance should be utilized to increase the amount of
landscaping in, and enhance the appearance of the streetscape, private yard areas,
and off-street parking lots. Low maintenance, drought tolerant plant material should
be utilized;

e Where alley access is unavailable, street curb cuts should be minimized in number
and width;

¢ Off-street parking should be placed underground and/or amply screened from the
public right-of-way and adjacent residences; and

¢ Adequate sidewalk and parkway areas should be provided.

The proposed three-story residential-over-garage townhomes are consistent with the
density and building scale of the more recent townhome developments on 6™ Avenue, just
north of the project site, and the mixed-use buildings along 5" Avenue. The proposed
development reinforces street frontages along the 5™ and 6™ Avenue corridors with street-
level entries, consistent setbacks, and enhanced landscaping. Building coverage and FAR
are consistent with the existing zone, and other developments within the neighborhood.

The proposed project would incorporate drought tolerant ground covers and shrubs as well
as 36-inch box Jacaranda street trees along all street frontages to enhance and reinforce the
tree-lined corridors of the neighborhood. Existing trees, where appropriate, will be
preserved.

The project proposes one curb cut along 6" Avenue. This one driveway opening provides
access to all the proposed townhome units. All the units have tuck-under garages that are
visible only from the interior of the project. This design presents the residential facade to
the public right-of-way, while confining views of garage doors from the interior of the
project. The project will provide new sidewalks along the 5™ Avenue and Hawthorn Street
frontages, replacing the existing and, in many areas, broken walkways. Also, the project will
upgrade the pedestrian accessible ramp at the corner of 6" Avenue and Hawthorn Street to
current accessibility standards.

As proposed, the project would be 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 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 project proposes residential development of 21, two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at the southwest corner
of 6™ Avenue and Hawthorn Street in the Uptown Community Plan area. Surrounding
development include commercial and multi-family residential to the north, an existing
parking lot to the south, Balboa Park to the east and commercial development to the west.
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The site currently is developed with a K-12 private school (Balboa City School), which is
proposed for demolition. The school has been reviewed and determined to not meet local
designation criteria as a significant resource under adopted Historic Resource Board criteria.

The proposed three-story residential-over-garage townhomes are consistent with the
density and buildings scale of the more recent townhome developments on 6™ Avenue, just
north of the project site, and the mixed-use buildings along 5 Avenue. The proposed
development reinforces street frontages along the 5™ and 6™ Avenue corridors with street-
level entries, consistent setbacks, and enhanced landscaping. Building coverage and floor
area ratio (FAR) are consistent with the existing zone, and other developments within the
neighborhood. The proposed buildings incorporate facade off-sets, upper floor setbacks,
and textured stucco exterior finishes. In addition to private, exterior terraces, each unit has
a flat rooftop available for usable, outdoor space.

The minimum parking requirement for the proposed project is 37 parking spaces within the
transit and tandem area overlay zones and two motorcycle spaces. The project proposes to
provide 45 on-site parking spaces all within garages along with two motorcycle spaces. As
described above, the proposed development will achieve architectural harmony with the
surrounding neighborhood and community to the extent possible.

The proposed use, because of conditions that have been applied to it, wiil 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 project proposes residential development of 21, two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at 6™ Avenue and
Hawthorn Street in the Uptown Community Plan area. The project site is bordered on three
sides by public streets: Hawthorn Street on the north, 5™ Avenue on the west, and 6™
Avenue on the east. On the south, it is bounded by an existing parking lot.

The project is located within the Airport Approach and Federal Aviation Authority (FAA) Part
77 Overlay Zones for the San Diego International Airport (Lindbergh Field). The project
received a determination of no hazard from the FAA on August 11, 2015 and expires on
February 11, 2017. In addition, the project has been conditioned to comply with the FAA and
Airport approach regulations per the San Diego Municipal Code.

The proposed development will require a demolition/removal permit for the existing onsite
school in accordance with Article 9, Division 5 of the San Diego Municipal Code, which sets
forth review of demolition/removal permits for compliance with standards necessary to
safeguard public health, safety, and welfare. The proposed development also will require
ministerial building permits for new construction and facilities. Ministerial building permits
require compliance with the California Building Code, Plumbing Code, Mechanical Code,
Electrical Code, Fire Code and all adopted referenced standards, which also establish
standards to safeguard public health, safety, and welfare. The Fire Access Plan for the
proposed development has been prepared that demonstrates compliance with fire
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protection and life safety reqUIrements regarding adequacy of hydrants hose pull length,
and emergency access.

The project is required to comply with seismic requirements of the California Building Code.
Implementation of proper engineering design and utilization of standard construction
practices, verified at the building permit stage, would ensure that the potential for impacts
from regional geologic hazards, including fault rupture, would be less than significant.

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.

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-4104. The Central Urbanized Planned District now incorporates
all neighborhoods that are shown on Map No. B-4104 and those neighborhoods are no
longer within the Mid-City Communities Planned District, therefore this finding does not

apply.

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 proposes residential development of 21, two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at the southwest corner
of 6™ Avenue and Hawthorn Street in the Uptown Community Plan area. Street lights are
existing along 5 Avenue and 6™ Avenue, along the project frontage. The project has been
conditioned to conform to all current street lighting standards. As such, the project proposes
one new street light adjacent to the site on Hawthorn Street.

The proposed use will comply with the relevant regulations in the San Diego Municipal
Code.

The project proposes residential development of 21, two-bedroom townhomes in four
buildings with private, tuck-under garages on a single parcel located at the southwest corner
of 6" Avenue and Hawthorn Street in the Uptown Community Plan area. The proposed
development meets the FAR, height, setbacks, and all other applicable development
regulations of the Mid-City Communities Planned District and no deviations are proposed.
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The proposed development also complies with SDMC parking requirements, and the City's
landscape ordinance.

The project site contains two General Plan designations, two Uptown Community Plan
designations, and two zones within the Mid-City Communities Planned District. The portion
of the project site adjacent to 5" Avenue is designated Multiple Use in the General Plan,
Commercial/Residential Medium (15-29 dwelling units per acres (du/ac)) in the Uptown
Community Plan, and zoned MCCPD-CV-4 in the Mid-City Communities Planned District. The
portion of the project site adjacent to 6™ Avenue is designated Residential in the General
Plan, Residential High (44-73 du/ac) in the Uptown Community Plan, and zoned MCCPD-MR-
800B in the Mid-City Communities Planned District.

The combined number of units allowed between the two zones is 23 dwelling units. The total
density range combined for both community plan desighations is 15-28 du/ac. The project
proposes 21 dwelling units and is therefore consistent with the density and use of the
underlying zones and the designations within the community plan.

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing Officer,
Site Development Permit No. 1552110 is hereby GRANTED by the Hearing Officer to the referenced
Owner/Permittee, in the form, exhibits, terms and conditions as set forth in Permit No. 1552110, a
copy of which is attached hereto and made a part hereof.

Renee Mezo
Development Project Manager
Development Services

Adopted on: September 21, 2016
[O#: 24006183
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RECORDING REQUESTED BY
CITY OF SAN DIEGO
DEVELOPMENT SERVICES
PERMIT INTAKSEmMAIL STATION

PROJECT MANAGEMENT
PERMIT CLERK
MAIL STATION 501

SPACE ABOVE THIS LINE FOR RECORDER'S USE
INTERNAL ORDER NUMBER: 24006183

SITE DEVELOPMENT PERMIT NO. 1552110
6" AND HAWTHORN TOWNHOMES, PROJECT NO. 443681
HEARING OFFICER
DRAFT

This Site Development Permit No. 1552110 is granted by the Hearing Officer of the City of San Diego
to CityMark BHR, a California Limited Liability Company, Owner/Permittee, pursuant to San Diego
Municipal Code [SDMC(] section 1512.0203(b)(2). The 0.58-acre site is located at 525 Hawthorn Street.
The westerly portion of the site is zoned CV-4; and the easterly portion MR-800B, the project site is
also within the Airport Approach, Airport Influence Area, Federal Aviation Authority Part 77, Tandem
Parking and Transit Area Overlay Zones. The project site is legally described as: Parcel 1 of Parcel
Map No. 21338.

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner/Permittee to demolish the existing private school and construct 21 townhome units (for sale)
described and identified by size, dimension, quantity, type, and location on the approved exhibits
[Exhibit "A"] dated September 21, 2016, on file in the Development Services Department.

The project shall include:

a. The demolition of the existing K-12 private school structures;

b. The construction of 21 for-sale; two-bedroom residential townhomes in four buildings with
private, tuck-under garages and exterior decks;

b. Landscaping (planting, irrigation and landscape related improvements);
c. Off-street parking;

d. 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
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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 October 5, 2019.

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 Permitis 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 Permitis 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.

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.

Page 2 of 6



ATTACHMENT 4

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 cIaims;%actions, proceedings, damages, judgments, or costs,
including attorney’s fees, against the Cigy or its agents, officers, or employees, relating to the
issuance of this permit including, but no/t limited to, any action to attack, set aside, void, challenge,
or annul this development approval and any environmental document or decision. The City will
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend,
indemnify, and hold harmless the City or its agents, officers, and employees. The City may elect to
conduct its own defense, participate in its own defense, or obtain independent legal counsel in
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee
shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation
issues, the City shall have the authority to control the litigation and make litigation related decisions,
including, but not limited to, settlement or other disposition of the matter. However, the
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is
approved by Owner/Permittee.

AFFORDABLE HOUSING REQUIREMENTS:

11.  Prior to the issuance of any construction 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:

12.  Prior to issuance of a construction permit, the Owner/Permittee shall provide a valid
"Determination of No Hazard to Air Navigation” issued by the Federal Aviation Administration [FAA]

13.  Priorto the issuance of any construction permits, the 