THE CITY OF SAN DIEGO

Report to the Hearing Officer

DATE ISSUED: October 26, 2016 REPORT NO. HO-16-069
HEARING DATE: November 2, 2016
SUBJECT: LORO VILLAS. Process Three Decision

PROJECT NUMBER:

OWNER: Mahmoud Amirnovin

APPLICANT: Brian Longmore

SUMMARY:

Issue: Should the Hearing Officer approve the construction of 19 apartment units on a
vacant lot located at 1487 Parrot Street in the Mid-City Communities Plan area?

Staff Recommendation: APPROVE Site Development Permit No. 1148552.

Community Planning Group Recommendation: On October 5, 2015, the City Heights Area
Planning Committee voted 14-0-0 to recommend of the proposed project with conditions
(Attachment 6). Reference the Discussion section of the report.

Environmental Review: On November 6, 2002, the Hearing Officer approved Site
Development Permit (SDP) and adopted Mitigated Negative Declaration (MND), Project No.
1386, for the construction of 19 apartment units and one commercial tenant space. The
project was not constructed and the SDP expired. The MND's analysis and mitigation
requirements for impacts to biological resources, water quality, historical resources
(archaeology), and paleontological resources remain valid for the proposed current project.

The current project was reviewed and determined that in accordance with California
Environmental Quality Act (CEQA) Guidelines Section 15162(a): (1) No substantial changes
are proposed to the project which would require major revisions of the previous MND; (2)
No substantial changes occur with respect to the circumstances under which the project is
undertaken that would require any revisions to the previous MND; and (3) There is no new
information of substantial importance that was not known and could not have been known
at the time the previous MND was certified. The environmental review determined that no
subsequent environmental document is required, in that no new additional impacts and/or
mitigation measures are required beyond those that were analyzed in the original
environmental document.
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BACKGROUND

The 1.33-acre site is located at 1487 Parrot Street at the intersection of Parrot Street and Cactusview
Drive, within the City Heights Neighborhood of the Mid-City Community Plan (MCCP) area. The site
is zoned MR-3000 of the Mid-City Communities Planned District (MCCPD), a muliti-family zone that
allows one unit per 3,000 square feet of lot area, or 19 units allowed on this site. The site is
designated for residential development at 11-15 dwelling units per acre within the MCCP. The site
contains environmentally sensitive lands in the form of biological resources. The project site is
located in a developed, urban area consisting primarily of multi-family and single family structures.

The site has frontage along three public rights of way: Parrot Street to the north, Ash Street to the
south and a 20-foot wide paved alley along the east. The property consists of 14 substandard lots.
Parrot Street is only partially improved adjacent to the site. Topographically, the property drops
approximately 86 feet from Cactusview Drive, to the lowest point along Ash Street to the south of
the site. Approximately 50 percent of the parcel contains slopes/grades less the 25 percent with the
remaining portions exceeding 35 percent. The proposed development is located on the portions of
the parcel containing less than 25 percent slope/grade. Although the site contains slopes greater
than 25 percent, the site has been graded and is disturbed. Therefore, the propertyis not subject to
the environmentally sensitive lands regulations.

As noted above, on November 6, 2002, the Hearing Officer approved SDP and the associated MND
for the construction of 14 apartments and one tenant commercial space. The project was not
constructed and the SDP expired.

DISCUSSION

Project Description

The project proposes the construction of 19 apartment units within 12 detached buildings with no
commercial component. The project will result in seven duplex buildings and five single unit
buildings. Each unit features a private garage accessed from a driveway off the alley and oriented
towards Ash Street. The individual units range in size from 1,795 square feet to 2,043 square feet,
providing two bedrooms each or two bedrooms with den. A total of 46 parking spaces are provided
where 40 are required, including two within each garage for the proposed units (a total of 38 spaces)
and eight surface spaces located adjacent to the buildings at various locations. The project includes
a 4-foot wide sidewalk on private property abutting the alley, running the full length of the site
beginning at Ash Street for pedestrian access. The project requires an SDP for potential impacts to
environmentally sensitive lands, and for proposed deviations to the development regulations.

Site Development Permit - Deviations

The project proposes deviations to the floor area ratio (FAR), number of allowable units per project,
and building height. The MCCPD Section 1512.0203(b)(4), allows projects to deviate from the
applicable development regulations with the approval of a Mid-City Communities Development
Permit, which is processed as an SDP. This allows an applicant greater flexibility than a strict
application of the regulations would allow, provided that specific additional findings can be made.
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The deviations must be consistent with the purpose and intent of the underlying zone. The purpose
and intent of the residential zones is to encourage development that is compatible with the pattern
of the existing neighborhoods. Standards are tailored to the density of the individual zones and are
intended to provide a variety of attractive, functional and affordable housing types and styles. The
project proposes the following deviations:

DEVELOPMENT | MR-3000 Zone Proposed Deviation
REGULATION Requirement
Floor Area Ratio | 40 Percent 47 Percent
23,153 square feet 27,364 square feet
Maximum
Number of 4 19
Allowable Units
per Project
Building Height 30 feet 33 feet 6 inches

Although the premise exceeds the allowable FAR, the individual units range in size from 1,795
square feet to 2,043 square feet. The increase in building height is created by the pitched roofs
which will allow for the installation of solar panels. The site is surrounded by single and multi-family
developments within a variety of housing types. The additional of 19 new units at this site will
facilitate the construction of new, varied housing stock within duplex and single unit buildings in the
community at a site that has never been developed. The proposed development will visually
enhance the site with the new construction and will blend with the existing mix of single family and
multi-family developments.

The property has site constraints that limit design options. These include the topography,
substandard lot sizes, the presence of environmentally sensitive lands and, the unimproved portion
of Parrot Street. The site has steeply sloping terrain as described above. The premise consists of 14
substandard legal lots each with approximately 25 feet of street frontage along Parrot Street,
bounded by three public rights-of-way. Ash Street cannot be utilized for access due to the extreme
topographic condition along this frontage. Additionally, design options are further limited by the
non-standard Parrot Street, which is a right of way that is only partially improved with pavement,
curb gutter and sidewalk adjacent to the site. Along the Parrot Street frontage, only 35 linear feet of
the right of way is improved. The remaining 322 linear feet consists of steeply sloping terrain. Ash
Street cannot be utilized for access due to the site's extreme topography along the frontage.

The site is unique for the neighborhood in that it is the only remaining vacant property within this
block of Parrot Street. The majority of the surrounding development consists of larger, two-to
four-story single family and multi-family developments.

The MCCP does not provide specific recommendations regarding these development regulations,
except to encourage upper-floor step backs to assist in addressing transitions and scale between
new and existing development. The requested FAR, number of allowable units and building height
deviations still allow varied building materials and textures and step backs while accommodating the
narrow width of the lots and the site’s extreme topographic conditions.
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Site Development Permit - Environmentally Sensitive Lands

The parcel contains environmentally sensitive lands in the form of biological resources. As noted
above, on November 6, 2002, the Hearing Officer approved an SDP for the original Loro Villas Project
No. 1386 for the proposed construction of 19 apartments and one tenant office space. The project
required the preparation of a MND No. 1386. The Hearing Officer certified the MND and adopted
the Mitigation, Monitoring and Reporting Program. The current project required the preparation of
an updated biological survey to ensure no new impacts would occur. The original mitigation
measures for potential impacts to biological resources required payment into the City of San Diego’s
Habitat Acquisition fund or, preservation of off-site Tier Il habitat within the Multiple Habitat
Planning Area. The required mitigation for potential impacts to biological resources would be
implemented with the current project.

Commupnity Plan Analysis

The MCCP designates the site for residential development at 11-15 dwelling units per acre. The
underlying MR-3000 zone would allow a maximum of 19 units at a density of one unit per 3,000
square feet of lot area. The community plan density range would allow 12-20 dwelling units per
acre. The proposed project of 19 units is consistent with the zone density allowance and the land
use designation.

The Design and Development Guidelines and Neighborhood Conservation sections of the MCCP
contain goals and recommendations for new development which encourage new housing
construction in a variety of types and sizes in order to meet the needs of future residents in all socio-
economic brackets. Quality neighborhoods should be protected and enhanced. Building size should
be regulated to maintain neighborhood scale and character. The site is surrounded by single and
multi family developments within a variety of housing types. The addition of 19 new units at this site
will facilitate the construction of new, varied housing stock within duplex and single unit buildings in
the community. The proposed development will visually enhance the currently vacant site with the
new construction.

The Urban Design Element of the General Plan recommends that patios, balconies, courtyards and
other recreational amenities be provided to maximize useable open spaces. Each unit features
balconies and/or patio covers for a total of 1,158 square feet. The project would meet the Urban
Design Element objective of increasing the quality and quantity of landscaping in the public
right-of-way through the provision of 57 new street trees along the project frontages, including the
alley, as well as new shrubs and ground cover around the perimeter of the site where currently,
none exist.

The Transportation Element of the General Plan recommends that off-street parking should be
screened from the public right-of-way and adjacent residences. Each unit features a garage
accessed from a driveway off the alley and oriented towards Ash Street. Due to the siting of the
structures, visibility of the garages will be partially shielded when viewed from adjoining rights of
way.
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Community Planning Group Recommendation

On October 5, 2015, the City Heights Area Planning Committee voted 14-0-0 to recommend of the
proposed project with four conditions as noted in Attachment 6. The conditions are as follows:

Provide red curbing on the private sidewalk adjacent to the alley.

Install solar on the buildings.

The color scheme of the buildings should be decided in conjunction with the neighbors.
Fencing and landscaping should be added near the intersection of Parrot Street and
Cactus ridge Drive.

Eal

The applicant is in agreement with all of these conditions. Items number 1, 2 and 4 are noted on
Exhibit A. Item 2 is included as condition number 35.

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. Staff has provided draft findings to support approval of the project and draft
conditions of approval (Attachments 4 and 6). Staff recommends the Hearing Officer approve
Site Development Permit No. 1148552.

ALTERNATIVES
1. Approve Site Development Permit No.1148552, with modifications.
2. Deny Site Development Permit No. 1148552, if the findings required to approve the project

cannot be affirmed.

[ o YIS | MR N URONE PRI |

t Manager
Attachments:
1. Project Location Map
2. Community Plan Land Use Map
3. Aerial Photograph
4, Draft Resolution with Findings
5. Draft Permit with Conditions
6. Community Planning Group Recommendation
7. Project Plans












ATTACHMENT 4

HEARING OFFICER
RESOLUTION NO. XXXX
SITE DEVELOPMENT PERMIT NO. 1148552
LORO VILLAS - PROJECT NO. 327436

WHEREAS, MAHMOUD AMIRNOVIN, Owner/Permittee, filed an application with the City of San Diego for a
permit to construct 19, three story apartment units within 12 buildings (as described in and by reference to
the approved Exhibits "A" and corresponding conditions of approval for the associated Permit No. 1148552),
on portions of a 1.33-acre site;

WHEREAS, the project site is located at 1487 Parrot Street in the MR-3000 zone of the Mid-City Communities
Planned District and FAA Part 77 Notification Area, within the City Heights Neighborhood of the Mid-City
Community Planning area;

WHEREAS, the project site is legally described as of Lots 2 through 14, Block 31, Marilou Park, Map No. 517.

WHEREAS, on November 2, 2016, the Hearing Officer of the City of San Diego considered Site Development
Permit No. 1145582, 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 November 2, 2016:

FINDINGS:

Site Development Permit - Section 126.0504

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

The project proposes the construction of 19 apartment units within 12 detached buildings on a
vacant, 1.33-acre site located at 1487 Parrot Street. The site is located at the intersection of Parrot
Street and Cactusview Drive. The site is zoned MR-3000 of the Mid-Cities Planned District (MCCPD)
and designated for residential development at 11-15 dwelling units per acre within the City Heights
Neighborhood of the Mid City Community Planning (MCCP) area. The underlying zone would allow a
maximum of 19 units at a density of one unit per 3,000 square feet of lot area. The community plan
density range would allow 12-20 dwelling units per acre. The proposed project is consistent with the
zone density allowance and the land use designation.

The project consists of 14, legal substandard lots. The project will result in seven duplex buildings
and five single unit buildings. Double car garages are proposed for each unit which will feature two
bedrooms, and two bedrooms with den, ranging in size from 1,795 square feet to 2,043 square feet.

The'Design and Development Guidelines and Neighborhood Conservation sections of the MCCP
contains goals and recommendations for new development which encourage new housing
construction in a variety of types and sizes in order to meet the needs of future residents in all
socio-economic brackets. Quality neighborhoods should be protected and enhanced. Building size
should be regulated to maintain neighborhood scale and character. The site is surrounded by single
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ATTACHMENT 4

and multi family developments within a variety of housing types. The additional of 19 new units at
this site will facilitate the construction of new, varied housing stock within duplex and single unit
buildings in the community. The existing lot has never been developed. The proposed development
will visually enhance the site with the new construction.

The Urban Design Element of the General Plan recommends that patios, balconies, courtyards and
other recreational amenities be provided to maximize useable open spaces. Each unit features
balconies and/or patio covers for a total of 1,158 square feet. The project would meet the Urban
Design Element objective of increasing the quality and quantity of landscaping in the public
right-of-way through the provision of 57 new street trees along the project frontages, including the
alley and, shrubs and ground cover around the perimeter of the site where currently, none exists.

The Transportation Element of the General Plan recommends that off-street parking should be
screened from the public right-of-way and adjacent residences. Each unit features a garage accessed
from a driveway off the alley and oriented towards Ash Street. Due to the siting of the structures,
visibility of the garages will be sheilded when viewed from adjoining rights of way.

The project includes deviations to the development regulations to exceed the allowable floor area
ratio (FAR), to exceed the allowable units per project, and for building height. The MCCP does not
provide specific recommendations regarding these development regulations except to encourage
upper floor step backs to assist in addressing transitions and scale between new and existing
development. The requested FAR, number of allowable units and building height deviations still
allow for varied building materials and textures and step while accommodating the site constraints
including the narrow width of the lots and the site’s extreme topographic conditions.

The project is consistent with the recommended land use designation, goals and polices of the MCCP
and the Progress Guide and General Plan. Therefore, the proposed development would not
adversely affect the applicable land use plan.

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

The permit controlling the development contains specific conditions addressing compliance with the
City's codes, policies, regulations and other regional, state, and federal regulations. In addition,
conditions of approval require the review and approval of all construction plans by professional staff
prior to construction to determine the construction of the project will comply with all building code
regulations. The construction will be inspected by adopted building and engineering inspectors to
assure construction is in accordance with the approved plans and with all regulations. All Uniform
Building, Fire, Plumbing, Electrical, Mechanical Code, and the Municipal Code regulations governing
the construction and continued operation of the development apply to this site to prevent adverse
effects to those persons or other properties in the vicinity. Prior to the actual construction of the
project, City staff will review construction plans against the Uniform Building Code to assure that
structural, mechanical, electrical, plumbing, and access components of the project are designed to
protect the public. Site specific conditions include a 4-foot wide public access easement along the
alley frontage to facilitate public access to the site.

On November 6, 2002, the Hearing Officer approved a Site Development Permit (SDP) for the original
Loro Villas Project No. 1386 for the proposed construction of 19 apartments and one tenant office
space. The project required the preparation of a MND No. 1386. The project was not constructed
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ATTACHMENT 4

and the SDP expired. Potential impacts to biological, historical, paleontological resources, and
hydrology/water quality were identified. The Hearing Officer adopted the MND and adopted the
Mitigation, Monitoring and Reporting Program. The current project required the preparation of an
updated biological survey and water quality technical report. Potential impacts to biological
resources require payment into the City of San Diego’s Habitat Acquisition fund or, preservation of
off-site Tier I habitat within the Multiple Habitat Planning Area. Additionally, the current project
required written acknowledgement from the applicant, that the remaining mitigation measures for
historical and paleontological resources would be implemented with the current project.

Although the previous SDP assaociated with MND No. 1386 for the Loro Villas project has expired, the
MND's analysis and mitigation requirements for impacts to biological resources, water quality,
historical resources (archaeology), and paleontological resources remain valid for the proposed
project.

The current project was reviewed and determined that in accordance with California Environmental
Quality Act (CEQA) Guidelines Section 15162(a): (1) No substantial changes are proposed to the
project which would require major revisions of the previous MND; (2) No substantial changes occur
with respect to the circumstances under which the project is undertaken that would require any
revisions to the previous MND; and (3) There is no new information of substantial importance that
was not known and could not have been known at the time the previous MND was adopted. The
environmental review determined that no subsequent environmental document is required, in that
no new additional impacts and/or mitigation measures are required beyond those that were
analyzed in the original environmental document. All of the impacts were adequately addressed and
disclosed in the previously adopted document. Therefore, the project will not be detrimental to the
public health, safety, and welfare.

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 requires an SDP for development within the MCCPD in compliance with San Diego
Municipal Code (SDMC) Section 1512.0203(b)(4) due to the requested development regulation
deviations. An SDP is also required due to the presence of environmentally sensitive lands. The
project proposes deviations to the floor area ratio (FAR), number of allowable units per project, and
building height as noted below.

DEVELOPMENT | MR-3000 Zone Proposed Deviation
REGULATION Requirement
Floor Area Ratio 40 Percent 47 Percent
23,153 square feet 27,364 square feet
Maximum
Number of 4 19
Allowable Units
per Project
Building Height 30 feet 33 feet 6 inches

The MCCPD Section 1512.0203(b)(4), allows projects to deviate from the applicable development
regulations, including but not limited to required yards, offsetting planes, iot coverage and floor area
ratio, with the approval of a Mid-City Communities Development Permit, which is processed as an
SDP. This allows an applicant greater flexibility than a strict application of the regulations would
allow, provided that specific additional findings can be made. The deviations must be consistent with
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ATTACHMENT 4

the purpose and intent of the underlying zone. The purpose and intent of the residential zones is to
encourage development that is compatible with the pattern of the existing neighborhoods.
Standards are tailored to the density of the individual zones and are intended to provide a variety of
attractive, functional and affordable housing types and styles. Additionally, the purpose MCCPD is to
assist in implementing the goals and objectives of the MCCP for older developed communities.
Building size should be regulated to maintain neighborhood scale and character.

The proposed increase in FAR will facilitate the construction of a residential development that is
consistent with the density for the underlying zone and the community plan. The increase in building
height is created by the pitched roofs which will allow for the installation of solar panels. The site is
surrounded by single and multi family developments within a variety of housing types. The
additional of 19 new units at this site will facilitate the construction of new, varied housing stock
within duplex and single unit buildings in the community at a site that has never been developed.
The proposed development will visually enhance the site with the new construction. Reference SDP
finding No. 1 for additional information.

The property has site constraints that limit design options. These include the topography,
substandard lot sizes, the presence of environmentally sensitive lands and, the unimproved portion
of Parrot Street. The site has steeply sloping terrain. The property drops approximately 86 feet from
Cactusview Drive, to the lowest point along Ash Street to the south of the site. Topographically, the
property drops approximately 86 feet from Cactusview Drive, to the lowest point along Ash Street to
the south of the site. Approximately 50 percent of the parcel contains slopes/grades less the 25
percent with the remaining portions exceeding 35 percent. The proposed development is located on
the portions of the parcel containing less than 25 percent slope/grade. Although the site contains
slopes greater than 25 percent, the site has been graded and is disturbed. e premise consists of 14
substandard legal lots each with approximately 25 feet of street frontage along Parrot Street.

The property has site constraints that limit design options. These include the topography,
substandard lot sizes, the presence of environmentally sensitive lands and, the unimproved portion
of Parrot Street. The site has steeply sloping terrain as described above. The premise consists of 14
substandard legal lots each with approximately 25 feet of street frontage along Parrot Street,
bounded by three public rights-of-way. Ash Street cannot be utilized for access due to the extreme
topographic condition along this frontage. Additionally, design options are further limited by the
non-standard Parrot Street, which is a right of way that is only partially improved with pavement,
curb gutter and sidewalk adjacent to the site.

Along the Parrot Street frontage, only 35 linear feet of the right of way is improved. The remaining
322 linear feet consists of steeply sloping terrain. Ash Street cannot be utilized for access due to the
site’s extreme topography along the frontage.

The site is unique for the neighborhood in that it is the only remaining vacant property within this
block of Parrot Street. The majority of the surrounding development consists of larger, two-to
four-story, single family and multi-family developments.

The MCCP does not provide specific recommendations regarding these development regulations,

except to encourage upper-floor step backs to assist in addressing transitions and scale between
new and existing development. The requested FAR, number of allowable units and building height
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deviations still allow varied building materials and textures, step backs and varied building materials
to while accommodating the narrow width of the lots and the site’s extreme topographic conditions.
Therefore, the development will comply with the regulations of the Land Development Code
including any allowable deviations pursuant to the Land Development Code.

Site Development Permit Supplemental Findings - Environmentally Sensitive Lands - Section
126.0504

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

The parcel contains environmentally sensitive lands in the form of biological resources. On
November 6, 2002, the Hearing Officer approved an SDP for the original Loro Villas Project No. 1386
for the proposed construction of 19 apartments and one tenant office space. The project required
the preparation of a MND No. 1386. The project was not constructed and the SDP expired. The
Hearing Officer adopted the MND and adopted the Mitigation, Monitoring and Reporting Program.
The current project required the preparation of an updated biological survey to ensure no additional
impacts would occur. The original mitigation measures for potential impacts to biological resources
require payment into the City of San Diego’s Habitat Acquisition fund or, preservation of off-site Tier
Il habitat within the Multiple Habitat Planning Area. The required mitigation for potential impacts to
biological resources would be implemented with the current project.

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

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

The project required the preparation of a number of technical reports including a geological
investigation update report, a water quality technical report, a drainage study and a
hydromodification plan.

On November 6, 2002, the Hearing Officer approved an SDP for the original Loro Villas Project No.
1386 for the proposed construction of 19 apartments and one tenant office space. The project
required the preparation of a MND No. 1386. The project was not constructed and the SDP expired.
Potential impacts to biological, historical, paleontological resources, and hydrology/water quality
were identified. The Hearing Officer adopted the MND and adopted the Mitigation, Monitoring and
Reporting Program. The current project required the preparation of an updated biological survey
and water quality technical report. Additionally, the current project required written
acknowledgement from the applicant, that the remaining mitigation measures for historical and
paleontological resources would be implemented with the current project.

Although the previous SDP associated with MND No. 1386 for the Loro Villas project has expired, the
MND's analysis and mitigation requirements for impacts to biological resources, water quality,
historical resources (archaeology), and paleontological resources remain valid for the proposed
project.

The proposed development is located on the portions of the parcel containing less than 25 percent

slopes, and the Permit prepared for this development includes various conditions (and referenced
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exhibits) of approval relevant to achieving project compliance with the regulations and applicable
ordinance provisions. These conditions (and referenced exhibits) include limitations upon the extent
and amount of site grading activities, limitations on construction of manufactured slopes/retaining
walls, landscaping requirements, and required public improvements. The manufactured slopes are
proposed to be hydroseeded, irrigated and planted with various types of shrubs and groundcover
species for purpose of erosion control, slope stability and aesthetics.

The project is not within a special flood hazard area, floodplain or a fire hazard zone. The
development does not require brush management. Therefore, the development will minimize the
alteration of natural land forms and will not result in undue risk from geologic and erosional forces,
flood hazards, or fire hazards.

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

The proposed development will occur entirely within private property. The permit controlling this
development contains conditions addressing compliance with the City's regulations and other
regional, State and Federal regulations to prevent detrimental impacts to the health, safety, and
welfare of persons residing in the area. These conditions address requirements relating to storm
water runoff, runoff during construction, and landscaping. All Uniform Building, Fire, and Mechanical
Codes governing the construction and continued operation of the development will apply to this site
to prevent adverse affects to those persons or other properties in the vicinity. The project proposes
best management practice filters to collect all run off and avoid any potential drainage from spilling
on to the public areas from private improvements. Therefore, the proposed development will be
sited and designed to prevent adverse impacts on any adjacent environmentally sensitive lands.

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

The project site is not located within or adjacent to the Multiple Habitat Planning Area, therefore, the
proposed development is consistent with the City of San Diego’s Multiple Habitat Planning Area.

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

The project site is not located adjacent to a public beach or local shoreline. Therefore, the proposed
development will not contribute to the erosion of public beaches or adversely impact local shoreline
sand supply.

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

On November 6, 2002, the Hearing Officer approved an SDP for the original Loro Villas Project No.
1386 for the proposed construction of 19 apartments and one tenant office space. The project
required the preparation of a MND No. 1386. The project was not constructed and the SDP expired.
Potential impacts to biological, historical, paleontological resources, and hydrology/water quality
were identified. The Hearing Officer adopted the MND and adopted the Mitigation, Monitoring and

Page 6 of 10



ATTACHMENT 4

Reporting Program. The current project required the preparation of an updated biological survey
and water quality technical report. Potential impacts to biological resources require payment into
the City of San Diego’s Habitat Acquisition fund or, preservation of off-site Tier Il habitat within the
Multiple Habitat Planning Area. Additionally, the current project required written acknowledgement
from the applicant, that the remaining mitigation measures for historical and paleontological
resources would be implemented with the current project.

Although the previous SDP associated with MND No. 1386 for the Loro Villas project has expired, the
MND's analysis and mitigation requirements for impacts to biological resources, water quality,
historical resources (archaeology), and paleontological resources remain valid for the proposed
project. Therefore, pursuant to California Environmental Quality Act Section 15162 (a), the
environmental review determined that no subsequent environmental document is required, in that
no new additional impacts and/or mitigation measures are required beyond those that were
analyzed in the original environmental document.

Mid-City Communities Development Permit - Section 11512.0204

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 Mid-City
Community Plan or the General Plan of the City of San Diego.

The project proposes the construction of 19 apartment units within 12 detached buildings on a
vacant, 1.33-acre site located at 1487 Parrot Street. The site is located at the intersection of Parrot
Street and Cactusview Drive. The site is zoned MR-3000 of the MCCPD and designated for residential
development at 11-15 dwelling units per acre within the City Heights Neighborhood of the MCCP
area. The underlying zone would allow a maximum of 19 units at a density of one unit per 3,000
square feet of lot area. The community plan density range would allow 12-20 dwelling units per acre.
The proposed project is consistent with the zone density allowance and the land use designation.

The project consists of 14, legal substandard lots. Each building would cross an interior lot line
consolidating two lots, creating a total of six parcels (Parcels A through F). The project will result in
seven duplex buildings and five single unit buildings.

The Design and Development Guidelines and Neighborhood Conservation sections of the MCCP
contains goals and recommendations for new development which encourage new housing
construction in a variety of types and sizes in order to meet the needs of future residents in all
socio-economic brackets. Quality neighborhoods should be protected and enhanced. Building size
should be regulated to maintain neighborhood scale and character. The site is surrounded by single
and multi family developments within a variety of housing types. The additional of 19 new units at
this site will facilitate the construction of new, varied housing stock within duplex and single unit
buildings in the community. The existing lot has never been developed. The proposed development
will visually enhance the site with the new construction.

The Urban Design Element of the General Plan recommends that patios, balconies, courtyards and
other recreational amenities be provided to maximize useable open spaces. Each unit features
balconies and/or patio covers for a total of 1,158 square feet. The project would meet the Urban
Design Element objective of increasing the quality and quantity of landscaping in the public
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right-of-way through the provision of 57 new street trees along the project frontages, including the
alley and, shrubs and ground cover around the perimeter of the site where currently, none exists.

The Transportation Element of the General Plan recommends that off-street parking should be
screened from the public right-of-way and adjacent residences. Each unit features a private garage
with door, accessed from a driveway off the alley and oriented towards Ash Street. Due to the siting
of the structures, visibility of the garages will be shielded when viewed from adjoining rights of way.

The project includes deviations to the development regulations to exceed the allowable floor area
ratio, to exceed the allowable units per project, and for building height. The MCCP does not provide
specific recommendations regarding these development regulations, except to encourage upper
floor step backs to assist in addressing transitions and scale between new and existing development.
The requested FAR, number of allowable units and building height deviations still allow for varied
building materials and textures and step while accommodating the narrow width of the lots and the
site’s extreme topographic conditions.

The project is consistent with the recommended land use designation, goals and polices of the MCCP
and the Progress Guide and General Plan. Therefore, the proposed use and project design meet the
purpose and intent of the MCCPD (Section 1512.0101), and will not adversely affect the MCCP 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, architectural harmony with the surrounding neighborhood and
community will be achieved as far as practicable.

The project proposes the construction of 19 apartment units within 12, three-story buildings on a
vacant lot. The infill project site is in an established residential neighborhood surrounded by existing
development within one, two and three story structures, consisting of single-family residences to the
north and west, steeply sloping vacant lands to the south, and multi-family residential units to the
east. The MCCP designates the site for residential development at a density range of 11-15 dwelling:
units per acre. The community plan density range would allow 12-20 dwelling units per acre.

As required by the MCCPD several architecture features are proposed including pitched roofs, entry
porches, recessed windows and eaves. The project design also features varied building materials
and textures and, upper-floor step backs and balconies. These elements assist in reducing bulk and
scale and are consistent with other developments in the area. As such, the project will not constitute
a disruptive element to the neighborhood and community. In addition, architectural harmony with
the surrounding neighborhood and community will be achieved to the greatest extent possible.

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

The permit controlling the development and continued use of this site contains specific conditions
addressing compliance with the City's codes, policies, regulations and other regional, state, and
federal regulations. In addition, conditions of approval require the review and approval of all
construction plans by professional staff prior to construction to determine the construction of the
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ATTACHMENT 4

project will comply with all building code regulations. The construction will be inspected by adopted
building and engineering inspectors to assure construction is in accordance with the approved plans
and with all regulations. All Uniform Building, Fire, Plumbing, Electrical, Mechanical Code, and the
Municipal Code regulations governing the construction and continued operation of the development
apply to this site to prevent adverse effects to those persons or other properties in the vicinity. Prior
to the actual construction of the project, City staff will review construction plans against the Uniform
Building Code to assure that structural, mechanical, electrical, plumbing, and access components of
the project are designed to protect the public.

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 MCCPDO identifies facility deficient neighborhoods as those shown on Map No. B-4104. The
adjoining Central Urbanized Planned District now incorporates all neighborhoods that are shown on
Map No. B-4101 and those neighborhoods are no longer within the MCCPDO. This site is not
required to provide the on-site recreational open spaces because this Section 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.

An existing street light is located adjacent to the project site on Cactusview Drive,
The propose use will comply with the relevant regulations in the San Diego Municipal Code.

The proposed development would allow the construction of 19 apartment units-on a 1.33-acre
vacant site located at 1487 Parrot Street. The site is located in the MR-3000 Zone of the MCCPDO
which is a multi-family residential zone that allows up to one unit per 3,000 square feet of |ot area.
The zone allows 19 units given the acreage. Therefore, the proposed residential family complies with
the relevant regulations in the San Diego Municipal Code.

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing Officer, Site
Development Permit No. 1148552, 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. 1148552, a copy of
which is attached hereto and made a part hereof.

Sandra Teasley
Development Project Manager
Development Services
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Adopted on: November 2, 2016
SAP Number: 24003838
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ATTACHMENT 5

RECORDING REQUESTED BY
CITY OF SAN DIEGO
DEVELOPMENT SERVICES
PERMIT INTAKSEmMAIL STATION

WHEN RECORDED MAIL TO
PROJECT MANAGEMENT
PERMIT CLERK
MAIL STATION 501

INTERNAL ORDER NUMBER: 24003838 SPACE ABOVE THIS LINE FOR RECORDER'S USE

SITE DEVELOPMENT PERMIT NO. 1148552
LORO VILLAS- PROJECT NO. 327436
HEARING OFFICER

This Site Development Permit is granted by the Hearing Officer of the City of San Diego to Mahmoud
Amirnovin, Owner and Permittee, pursuant to San Diego Municipal Code [SDM(] section 1512.0203
and 126.0501. The 1.33-acre site is located at 1487 Parrot Street in the MR-3000 Zone of the Mid-City
Communities Planned District and the FAA Part 77 Notification Area, within the City Heights
Neighborhood of the Mid-City Community Planning area. The project site is legally described as Lots
2 through 14, Block 31, Marilou Park Map No. 517.

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner /Permittee to construct 19 apartments on a vacant site [described and identified by size,
dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated November 2,
2016, on file in the Development Services Department.

The project shall include:

a. Construction of 19 three story apartment units with attached garages, totaling 27,364
square feet within 12 buildings;

b. Deviations to the following development regulations:

DEVELOPMENT | MR-3000 Zone Proposed Deviation
REGULATION Requirement
Fioor Area Ratio 40 Percent 47 Percent’
23,153 square feet 27,364 square feet
Maximum
Number of 4 19
Allowable Units
per Project
Building Height 30 eet 33 feet 6 inches

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

d. Off-street parking;

Page 1 of 7



ATTACHMENT 5

e. 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 November 17, 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 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.

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. 8 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.
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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 harmiess the City, its agents, officers,
and employees from any and all claims, actions, proceedings, damages, judgments, or costs,
including attorney's fees, against the City or its agents, officers, or employees, relating to the
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge,
or annul this development approval and any environmental document or decision. The City will
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend,
indemnify, and hold harmless the City or its agents, officers, and employees. The City may elect to
conduct its own defense, participate in its own defense, or obtain independent legal counsel in
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee
shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation
issues, the City shall have the authority to control the litigation and make litigation related
decisions, including, but not limited to, settlement or other disposition of the matter. However, the
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is
approved by Owner/Permittee.

ENGINEERING REQUIREMENTS:
11.  The project proposes to export 147 cubic yards of material from the project site. All’
excavated material listed to be exported, shall be exported to a legal disposal site in accordance
with the Standard Specifications for Public Works Construction (the "Green Book"), 2015 edition

and Regional Supplement Amendments adopted by Regional Standards Committee.

12. Thedrainage system proposed for this development, as shown on the site plan, is private
and subject to approval by the City Engineer.
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13.  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.

14.  Prior to the issuance of any building permits, the Owner/Permittee shall obtain an
Encroachment Maintenance Removal Agreement, from the City Engineer, for the sidewalk
underdrains in the Ash Street right-of-way.

15.  Prior to the issuance of any building permits, the Owner/Permitee shall record a Declaration
of Covenants and Reservation of Easements for lots with driveways crossing into adjacent lots.

16. Prior to the issuance of a any building permits, the Owner/Permitee shall grant a minimum
four (4) foot wide public access easement for the proposed sidewalk along the fronting alley as
shown on Exhibit "A.”

17.  Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City
Engineer.

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

19.  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.

20.  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.

TRANSPORTATION REQUIREMENTS

21. No fewer than 40 parking spaces including one (1) accessible space (46 parking spaces are
provided including one (1) accessible spaces are proposed) shall be maintained on the property at
all times in the approximate locations shown on Exhibit "A." All on-site parking stalls and aisle
widths shall be in compliance with requirements of the City's Land Development Code and shall
not be converted and/or utilized for any other purpose, unless otherwise authorized in writing by
the Development Services Department.

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:

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

Page 4 of 7



ATTACHMENT 5

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

24.  All public water and sewer facilities are to be in accordance with the established criteria in
the most current City of San Diego Water and Sewer Design Guides.

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

26.  No trees or shrubs exceeding three feet in height at maturity shall be installed within ten
feet of any sewer facilities and five feet of any water facilities.

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

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

29.  Prior to issuance of any building permits, the Owner/Permittee shall provide recorded
Encroachment Maintenance and Removal Agreement {EMRA) for the proposed private sewer
lateral(s) encroaching into the proposed easements.

30.  Priorto the issuance of the grading permit, the Owner/Permittee shall provide CC&Rs for the
operation and maintenance of all private water and sewer facilities that serve or traverse more
than a single lot.

31.  Prior to issuance of public improvement plans, landscape construction plans consistent with
this development permit shall be submitted for approval. Improvement plans shall take into
account a 40-square-foot area around each required tree which is unencumbered by utilities.

32.  Driveways, utilities, drains, water and sewer laterals shall be designed so as not to prohibit
the placement of street trees. In the event that the Landscape Plan and the Public Improvement
Plan conflict, the Public Improvement Plan shall be revised to be consistent with the Landscape
Plan such that landscape areas are consistent with the Exhibit “A” Landscape Development Plan.

33.  Prior to building permit issuance, landscape and irrigation plans substantially conforming to

Exhibit “A,” (Landscape Development Plan) shall be submitted to the Development Services
Department for approval.
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34.  Any existing landscape to remain, as indicated on the approved plans, that is damaged
during construction shall be replaced in kind to the satisfaction of the Development Services
Department within 30 days of damage or final inspection.

35. Prior to the issuance of building permits, construction documents shall fully illustrate the
incorporation of a roof-mounted photovoitaic system on each building.

LANDSCAPE REQUIREMENTS:

INFORMATION ONLY:

e Theissuance of this discretionary use permit alone does not allow the immediate
commencement or continued operation of the proposed use on site. The operation allowed by
this discretionary use permit may only begin or recommence after all conditions listed on this

permit are fully completed and all required ministerial permits have been issued and received
final inspection.

e 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.

APPPNVEN has tha Navnlanmant Candicas Departmer  if the City of San Diego on November 2, 2016
ant
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Permit Type/PTS Approval No.: SDP 1148552
Date of Approval: November 2, 2016

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT

SANDRA TEASLEY
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.

Owner/Permittee

By

Mahmoud Amirnovin

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1189 et seq.
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CITY HEIGHTS AREA PLANNING COMMITTEE

Postoffice Box 5859
City Heights CA 92165
(619)284-2184

November 17,2015
MEMORANDUM FOR: Development Project Manager Sandra Teasley

From: Committee Chairwomanf_)
Patty Vaccariello /

Subj: PTS No.327436, Loro Villas

At the October 5, 2015 meeting of the City Heights Area Planning Committee a
presentation was made by the owner’s representative regarding a Site Development
Permit for Loro Villas, a 19 unit townhome rental project, located at 1487 Parrot Street in
the Fairmount Park Neighborhood adjacent to the Bayridge Neighborhood. The owner
was also present to answer questions.

The meeting was very well attended by the neighbors. After discussion regarding
concerns from the neighbors that pedestrians would cut a path through the landscaping at
the “L” that forms at Pepper and Cactus Ridge at a prior meeting, the owner presented a
revision to the plans that show a fence and additional landscaping in the problem area.

The Committee recommended approval of the Site Development Permit with the
following conditions:
- red curbing the private sidewalk
- consider installing solar on the buildings
- the color scheme of the buildings should be decided in conjunction with the
neighbors so the units don’t all look alike
- fencing and landscaping should be added at “L.”” area of Pepper and Cactus Ridge
to prevent intrusion onto the project

The motion passed 14/0/0 (chair not voting).

Cc: Brian Longmore
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EX. GROUND . . ALL SIDES. EXTEND ,  LL 28 %
140 , EX. 5' SIDEWALK STREET SECTION C-C TO ' BELOW ADJ. 6" PVC ma 5
L EX. 5" SIDEWALK SH STREET (EXISTING} \\ TOE OF SLOPE RISER =
EX. 6" CURB & GUTTER STREET SECTION A-A EX. 67 CURB & GUTTER NOT TO SCALE ORIFICE PER - p £
EX. 8" WATER MAIN—"PARROT STREET (EXISTING} (euBLIC) PLAN © 3° ABOVE BTM /f, DEPTH 70 1 BELOW BTM 2
NOT TQ SCALE PR. BLDG, GEOTEXTILE T T ¢ 3 2
. (Pustio) PR 506 R/ R Al FILTER FABRIC Ao o] 18" ENGINEERY R ES
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EAST/RW | SDD--106 INFILTRATION PIT (PRIVATE) Prione: o) 38780z
20" R/W , TEB PR, GARAGE. , I ., NOT TO SCALE ’
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100 \ € 2% (TYP.) SEE DETAL —A CONC. BROW DITCH
[£4% \ 10 l 10’ " T g !
sEoTON £ \ ! ! g N TP
PROJECT SITE \ ! SRS C4. (54" MAX) - -
NOT 70 SCALE \  PROJECT 2 QUTLET PIPE TO - 1
\ BOUNDARY ~— 2% 2% WHERE SHOWN PAVEMENT PER COUNTY CURB OUTLET PREPARED BY: CITY OF SAN DIEGO <
110 \._.Sou™ REQUIREMENTS PR. GARAGE " —_— =
L - PR. RET. WALL FLOOR 6" PYC WATER . =
\ | EX. GROUND PR._8" CURS QUALITY PIPE =
\\ EXIST, CDNC. (& SIDEW/;LK m
PAVING PRIVATE,
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. { | \ NOT 70 SCALE DRIVEWAY SECTION DD DETAL - C 5
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ATTACHMENT 7'

_LANDSCAPE
 DEVELOPMENT
" PLAN

A DSCAPE CAL N
Muiltiple Dwelfing Unit

Infiltration Pit-Typlcal STRETYARD
{per Civlf Plan) N ot . .
. Bi Plartting Area Requlred _ '] 000 sf. Provided__1.870 s.f. Excess Area Provided '67Q sk
» g 3= Tyl Plaman Pdints Required 100 Provided ____ 100+ Excess Pointe Provided __Yes
Planting Area A Hardscape .. O s} Points Achleved Trrough Trees__60

. AEMAINING YARD
Froperty Line 12 Total Bulidings, 60 points per Buliding Required
Planting Poirs Required 720 Provided 720 Points Actileved Through Trees __580
1C) o W

Totel! Aréa 22,960 s.f.

/ * Planting Area Required: Allow 40 af, Por Tree
: / Sbeet Yard Planting Poinis Required 30 Provided 30+ Points Athisved Through Trees __2D
| ’ . : ' L A \ R E \ \ R e Outsido Strest Yard Planting Poinis Required  __671 Provided 671+ Points Achleved Through Trees __380
, b LIRS A T =y - -
- . ) / ~H VIR R 2= &2 * VU Is composad of &-1olal driveways, e ess than 5,000 equare feet each
. . - / P T . / L /

S
NGB 0
\ ?gx‘v‘éxﬁs\\u ; ; : [
A N\ X9 ¥

S S S : : /
AN Mo =Y »

¥, = Existing Slope With Existing Native and Natcralizéd Planting:

Add Oak Trees only, as shown, with automatic irrigation

to slope area.
3 IR 7 : ' W< /88 ) PLANTIN
] ”vshi ular v 4 f : Ei / ’ i i ' SYMB! JTANIEAL NAX) dall JOK. POINTS
i A ] Street Trees / Blght of Way.
j Podocarpus grackior : Femn Pine 8 28 box. Standard / Ganopy, Shade
i Grured Cover .
| Baccharks p. Twin Pasks’ Dwart Clrapparal Brush 1gal @ 30, ‘Spraading / Taxture, coler, BMP
¥ Street Yard
i

Treen

=

O Potoma’ pe Myrtie 1 24" o Standerd / Fiovers, Fail Golor 2
@ Quercus agioiie . CoastliveDak 2 20 bax Standard / Canopy, Shade '
e

. Medium o Large (7 height; 12 Total Uniks
i

egnUs pUgSNS Siiverbery . Sga, Upright, spreading / Texture, fisgrance
Westringia "Wynysbbie Gem*  Wynyabble Gem Coast Sage Sgal. Mourding / Fdiage, lower
PV ] y
H 2 ;
H o 21 ‘Smati 10 Medfum (2 -4' helght); 11 -Total Units - k-
H i VA Galilatormon ‘Uls Jomm” LHlle dohn Bottisbrush Sgal. Low, epreading/ Foliage, texturs, flowers
i ‘ 43 h"{ o] Cistls X, purpureus Rockmse Sgal. Low, arching / Fowers, lollage texture:
i 5 . = e i A % ; Jucus palens B Bie’ Ek Blue Gray Rush 5gal Low, upright  Folinge, texure
i . JRCAa - T A A i s et } . Z e . Subuet Sunbirs Lantara soal Low, Spronting  Fiwwers, et
| . = is Y s e 2 A 9. -‘11:, Tl 2 e N (] RS2 ke SN J Westringia f. ‘Morming Light'  Morning Light Coast Sage Soal. Mounding 7 Fefage, fower
o T 2 7 ARt s XEAL m% Sy : AL LB b A !
/ N 7 oo — s e AN sy RS Ground Covers {1’ helght}; 40- Total Unlis: 50

21775  Baccharisp. TwinPeaks’  Dwarl Chagarl Brush 1gal. @00, Low, spreading/ Teklure, colar, BMP
-, “Total Plant Polnis 6

Remaining Yard Area
Treen

) . ) - 4 70 ) :
! Planting 1 o iy U Y : '
| Planting to Scre i » S A - . R
1 FHanting een View from Cactusviow Drive and Parrot Streets > b 7 H @ . Lagerstroemial. 'Folomas!  Paomas Crape Myrtle § 24" box. Standard / Flowers, Fail Golor 120
| : = L] ®
— =, » Vo

Permeatle paving / Interlogking Paving Units-Typicai - ()

Queris agrfolla Coast Live Ol 2 24" bax Standand / Canopy, Shade %40

Wectum to Large (4"~ B height); 20- Total inits 0

i . leagnus pungens < Silverbeny Sgal. Upright, spresding / Taxure, fregrance
SCALE: 1= 20 Wiselingla Wynyahble Gan?  Wynyabble Gem Coast Sage. Sgal. Maurcing / Folege, fiower
Smaif to Medium (2' - 4' height); 20 - Total Unhs
Calllgtemon ‘Lhtle dohn Littls Join Bottiebrush Sgal. Law, spreading / Fallage, lexiure, flowers
I} Clslusx, purpureus. Purple e Sgal. Low, arching./ Slowers, follage laxiurg
Juncus patens 'Elk Blue® Efk Blue Gray Ausi &gal. Low, upright / Foltage, texture
Lantana m. ‘Buriburst’ Sunblrs Lantaaa 5gal. Low, spreading / Fiowers, laxture
Westingie . Moming Light'  Morming Light Coast Sage Sga. Mouinding / Folage, fowsr
Groumd Covers {1 height); 160- Tota! Units I 160
Ly ’:’\‘? Baccharis p, Twin Peake' Owarf Chaparal Brush 1gal @ 80, Low, spreadlnig/ Texturs, color, BMP
RS Totat Plant Polnts. 780
ficular Use Area
Lagersioemia . ‘Potomac’ Potomac Crape Myrle 16 24" box " Siandard / Fowers, Fall Cofor 320
3 . ESIGN STATEMENT Querous agrifolia Coast Live Oak 3 24" bax Swandard / Cenapy, Shadée 66

THE PROPOSED LANDSCAPE DESIGN CHARACTERIZES PLANT MATERIAL BENEFITTING FAOM COASTAL

Small to Medium {2’ - 4' heighl); 40 - Totaf Unia
SAN DIEGO' S MEDITERRANEAN GLIMATE ZONE THAT DEMONSTRATES RELATIVELY STABLE TEMPERATURES AND e ioes Lo "t Jong olebruch g, Low, spraading/ Follape, bxetuto, flowers
Building (B) ~ Typical INFREQUENT FROST IMPACTS. THE CHARACTER OF THE PLANTS ARE TO BE BROADLEAF EVERGREEN DISPLAYING . Cistusx. purpurevs Purple Rockrose Sgal Low, arching / Flowers, foliage texure
. COLORFUL BURSTS OF FLOWERS AT VARYING TIMES OF YEAR. ALL FLANTS HAVE MODEST [RRIGATION Q s PaeT o e ElkBlun By Fush = Lo, umighi/! e b e
. Alley REQUIREMENTS ONCE ESTABLISHED. WWeslingi & Worning Light  Morming Light Casst Sage Sl Moliding ! Fliage, lower
Property Line : NERAL NOTES - Ground Govers (1 helgh; 250- Tota! ntts 250
1. AN AUTOMATIC, WATER EFFIGIENT IRRIGATION SYSTEM SHALL BE PROVIDED AS REQUIRED FOR PROFER Baccharlsp, Twiri Peaks'  Dwarf Chaparrad Brush 1gal @ Foc Low,spreadingTextrs, cofr BP
IRRIGATION, ESTABLISHMENT, DEVELOPMENT AND MAINTENANGE OF THE VEGETATION. THE DESIGN fotal Phant Points kg
OF THE SYSTEM SHALL PROVIDE ADEQUATE SUPPORT FOR THE VEGETATION SELECTED.
2 ALL AREQUIRED LANDSGAPE AREAS SHALL BE MAINTAINED BY THE OWNER, THE LANDSCAPE AREAS SHALL BE ‘Bark Muich
MAINTAINED IN FREE OF DEBRIS AND LITTER AND ALL PLANTL NATERIAL BHALL BE MAINTAINED INA HEALTHY For Wik On Bak', i layer, do 0l aoalyn e, shrd or orowmcover
GROWING CONDITION, DISEASED OR DEAD PLANT MATERIAL SHALL BE SATISFAGTORILY TREATED OR REPLACED i bagi on i
i PE3 THE GONDITIONS OF THE PERMT. Avaliable Fom: Sapuola Horllouhural Procucls, Ph. 760-632.6442

a. ALL LANDSCAPE AND IRRIGATION SHALL CONFORM TO THE STANDARDS OF THE GITY WIDE LANDSCAFE
AEQULATIONS AND THE CITY OF SAN DIEGO LAND DEVELOPMENT MANUAL LANDSCAPE STANDARDS AND ALL
OTHER LANDSCAPE RELATED CITY AND REGIONAL STANDARDS.

GENERAL PLANTING NOTES

1. ALL LANDSCAPE INSTALLATION SHALL BE MAINTAINED IN AGCORDANCE ) . . - - . BOOT BARRIERS .
WITH THE CITY OF SAN DIEGO'S LAND DEVELOPMENT MANUAL LANDSCAPE STANDARDS, ggg-';ngEGHA EABLE ROOT BARRIERS SHALL BE INSTALLED

D
NEW STREET TREES. ROOT BARRIERS MAY BE ELIMINATED
2 THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR THE SITE LANDSCAPE MAINTENANCE WHERE TH|
N ACCORIIANCE WITH NOTE 1 ABOVE. P -~ AND DRAINAGE CONDITIONS CAN BE SHOWN TO AFFORD EQUIVALENT
i IT-I;!)%TECTION AGAINST TREE RCOT DAMAGE TO PUBLIC IMPROVEMENTS.
{ 142.0403) - )

MINIMUI EE SEPARATION DISTANCE '
Improvement / Minimurm Distance to Strest Tree N
Traffic signals {stop sign) - 20 feat . X SURFACE DRAINAGI .
Underground utility lines - 10 feet . B . SAM WAD E ALL SURFACE DRAINAGE IS PROPOSED TO BE COLLECTED ON SITE
Above ground ulliity strictures - 10 feet AND DISCHARGED AT AN APPROVED LOCATION, ALL PER THE CIVIL ENGINEERS

-
Driveway {eniries) - 10 feet : PRELIMINARY GRADING PLAN. REFER TO PRELIMINARY GRADING PLAN
i curb lines of feet i‘ BY CIVIL ENGINEER. - . : B
S
HYDROSEEDING <
GRADED PAD AREAS SHALL BE HYDROSEEDED TO PREVENT EROSION »
IN THE EVENT IN THE EVENT THAT CONSTRUCTION OF BUILDINGS :‘
DOOES NOT OCCUR WITHIN 30 DAYS OF GRADING. HYDROSEED SHALL v
- BE IRRIGATED OR AEAPPLIED AS NECESSARY TO ESTABLISH GROWTH. < .
' % ' STREET YARD AREA (LANDSCAPE) ’ ‘ s Loro Villas Townhomes
g : IRBIGATION SYSTEMS . <
B . . IRRIGATION SYSTEMS ARE TO BE INSTALLED AS SHOWN ON THE PLANS : 1487 Parrot Street
2 . - . AND IN ACCORDANCE WITH THE CRITERIA AND STANDARDS OF THE CITY OF SAN. DIEG San Diego, CA 92101
Z v LANDSCAPE ORDINANGE SECTION 1420403 AND THE CITY OF SAN DIEGO LAND
; 7 VEHICULAR USE AREA DEVELOPMENT MANUAL LANDSCAPE STANDARDS.
A R $629 Hacuna B, San Dinge, A SZ117 Prepeﬁ,d éaé ot
‘ . - T 850-270-8688] Foxas8270.860% . onstruction
. b 0 roel, #1805
“ . REMAINING YARD AREA (LANDSCAPE} - . : . . ) . U ATICA L i !s’in ‘31';22 sf:A ot $1508 '
D ‘ : . : . : . : 7405
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Firte access plan

Notes:

Loro villas

- Provide building Address numbers , visible and
legible from street or fronting the property.
- Postindicator valves, fire department

connections and alarm bell are to be located on

address/ access side of structure

w
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