S ANIWHOVLLY

OMOHUNDRO RESIDENCE

818 ALLERTON COURT, SAN DIEGO, CALIFORNIA 92109

A SUSTAINABLE PR::JECT

OMOHUNDRO RESIDENCE

Prepared By: Revision |

Sarah Horton Revision |

1025 West Laurel Revislon |

Svite 106 Revision ||

San Diege, CA 92 Revision |

(614) 23i-4405 Revision 4
Fax: 231-4288 Revision &

Ravision 7T

COASTAL DEVELOPMENT PERMIT Project Address: St
8l ALLERTON COURT Revision 4

D , CA 42104 Revision 3

Revislon 2

SITE DEVELOPMENT PERMIT ZE27 ccnoen
> Project Na Original Date: Ol-12-04
|

@
H

& VARIANCE SUBMITTAL SET Rt )
COVER SHEET

:

.5 ANIWHOVLLY



ABBREVIATIONS

R

2
X

1P s

]
=
a

PSR

o0
=35

#d

39922883

FAgRIRRE

E

i

IRTEREE

T

SETAEELE

IN.
INCAND,
INGL.
INSUL.
INT.
INTERM,

§ REESE 3 4

MAINT,
MAS,

ACOUSTICAL
ACOUSTICAL CEILING TILE

ING
HEATINS, VENTILATION
HOT WATER,
INCH(ES)
INCANDESGENT
INCLUDED
INSULATED
INTERIOR
INTERMEDIATE
JANITOR
JOINT
KITCHEN
LAMINATE
LANDRY
LAVATORY
PCOUNDS
LINEAR FooT
LieHT
MACHINE
MAINTENANCE
MASONRY

P 5ESE FASSSHEIRGAES

B

i3

S5 L R DS §§?§ AR§aRATARES” 3§

RECEPTION
REINFORCING
Hﬂ#ﬂ; OF WAY

RUBBER BASE
REFLECTED CEILING PLAN

SLOPE
STANDPIPE

TOP AND BOTTOM
TONGUE AND GROOVE
TEMPERED
TERRAZZO

THICK

TOILET

TOPOGRAPHY
TELEVISION

TYPICAL
UNEXCAVATED

UNFINISHED
UNLESS OTHERWISE NOTED
YTiLITY

VACSUM

VINTL COMPOSITION TILE
VENTILATION

VERTICAL

VESTIBULE

VERIFY IN FIELD
VOLUME

VINYL TILE

SFPECIAL INSPECTIONS:

GENERAL REGUIREMENTS:

|. THE DESIGNER MUST PROVIDE A COMPLETE AND
LISTING IDENTIPYING IN ONE LOCATION ON THE PLANS ALL WORK
REQUIRING SPECIAL INSPECTION. THE LIST MUST BE PROJECT SPECIFIC
0 THE REQUIREMENTS SPECIFIED IN BULDING
DS-Bll. SEE STRUCTURAL DRANINGS FOR SUMMARY LIST.

2. TINO (2) PROPERLY COMPLETED AND SISNED COPIES OF THE SPECIAL
INSPECTION INSTRUCTIONS MUST BE SUBMITTED AT THE PERMIT SERVICES
DIVISION PRIOR TO ISSUANCE OF THE PERMIT.

S. "A CERTIFICATE OF SATISFACTORY COMPLETION OF NORK REGUIRING
SPECIAL INSPECTION MUST BE COMPLETED AND SUBMITTED TO THE FIELD
INSPECTION DIVISION."

4. AN APPLICATION FOR OFF-SITE FABRICATION MUST BE SUBMITTED TO
THE FIELD INSPECTION DIVISION FOR APPROVAL PRICR TO FABRICATION."

5. "A CERTIFICATE OF COMPLIANCE FOR OFF-SITE FABRICATION MUST BE
COMPLETED AND SUBMITTED TO THE FIELD INSPECTION DIVISION PRIOR TO
ERECTION OF PREFABRICATED COMPONENTS."

SYMBOLS

SHEET NUMBER

SHEET NUMBER
CATESORY NUMBER
DISGIPLINE LETTER

NORTH ARROW

ELEVATION MARKS

176"
FF.

X'® FF.

PLAN NOTE TARGET

NOTE NUMBER

BUILDING SECTION MARKS
SECTION DESIGNATION

CENTER LINE

%

SHEET NUMBER

WALL SECTION MARKS ELEVATION TARSETS
SHEET NUMBER

AlL DESIGNATION

SHEET NUMBER
Al DESIGNATION

INTERIOR ELEVATION TARSETS

DETAIL TARGETS
NUMBER
-DETAIL DESIGNATION

DETAIL DESIGNATION

SHEET NUMBER
ORIENTATION
PLAN BLOW-UP DETAILS (SHOMN SHADED)
NUMBER

-DETAIL DESIGNATION

GENERAL PLAN
DEVELOPMENT GOALS

THE PROPOSED DUPLEX LOCATED AT 818 ALLERTON COURT EMPLOYS
NUMEROUS PRINCIPLES AS NELL AS CONSERVATION EFFORTS THAT ARE
CONSISTENT WITH THE NELY ADOPTED CITY OF SAN DIEGO GENERAL

THE PROJECT 1S A NEN CONSTRUCTION PROECT LOCATED WITHIN THE
R-5 ZONE OF THE MBP.D.O. THAT TAKES A PREVICUSLY
IDENTIAL LOT AND PROPOSES A THREE-S

SPACES, THI® WILL HELP TO RELIEVE THE SIGNIFICANT SHORTAGE OF
PARKING AND UNBURDEN BEACH AREA STREETS, THUS FREEINS UP
SPACES FOR VISITORS AND LOCALS.

THE PROJECT SHALL ADD TO THE NEIGHBORLY FEEL OF MISSION
BEACH. IT'S CAPE COD INSPIRED EXTERIOR AND CLOSE PROXIMITY TO
MISSION BAY WILL ENHANCE THE RECOSNITION AND RESIDENTIAL USE
TO THE EXISTING AREA,

FURTHER, THE PROECT SHALL INCORPORATE THE FOLLOWING
SUSTAINABLE BUILDING FEATURES:

l. SUSTAINABLE FIBER-GEMENT SIDING.
2. EFFICIENT THERMAL EXTERIOR WALL INSULATION TO REDUCE
ENERSY CONSUMPTION,

3. PREMIM EXTERIOR FINISHES ON STUCCO WALLS AND ALL PAINTED
TRIM SHALL FEATURE HIGH-REFLECTIVITY TO LONER ENERSY
CONSUMPTION.

4. EXCEED VALUES SET FORTH IN THE TITLE-24 ENERSY ANALYSIS BY
A MINIMM OF 5%,

5. SOLAR PHOTO VOLTAIC SYSTEM THAT SHALL GENERATE MORE THAN
50% OF THE PROJECTED ENERGY CONSUMPTION,

6. DUAL-PLANE, LON-E GLASS PANELS ON ALL WNINDOWS.
1. HieH EFFICACY LIGHTING OR OCCUPANCY SENSORS IN BATHROOOMS
AND LAUNDRY AREAS

2. ENERSY STAR APPLIANCES

4. USE OF LOW VOG PAINTS AND LOW EMITTING ADHESIVES, COATINGS,
CARPETS AND OTHER FINISHES WHERE FEASIBLE.

0. VUSE OF ENGINEERED WOOD PRODUCTS
I, NATURAL COOLIINS/VENTILATION WITH OPERABLE WINDOWS

VICINITY MAPS

NO SCALE

PROJECT DATA

CDP PROJECT NUMBER: 110812
PROJECT DESCRIPTION:
DEMOLISH EXISTING | STORY SINGLE FAMILY RESIDENCE AND SARASE
STRUCTURE, CONSTRUCT NEW 2615 SQ. FT. SUSTAINABLE THREE STORY DUPLEX,
THIS SUBMITTAL INCLUDES A YARIANCE FOR THE REAR YARD

ALLEY CONDITION. FUNCTIONS AS AN ALLEY.
THIS SUBMITTAL ALSO INCLUDES A DEVIATION FROM THE FINISH FLOOR,
ELEVATION TS OF SPECIAL SEE CDP,

REGQUIREMEN' THE FlLooD ZONE.
SDP, AND VARIANCE FINDINGS ON SHEET TI.3 FOR MORE INFORMATION.

LEVEL Ik &' SETBACK FROM PROPERTY LINE TO GARASE WHERE IS
SETBACK IS TYPICAL FOR A COURT (NOT AN ALLEY) TO PROVIDE 18'-0" OF
TURNING RADIUS

LEVELS 283 ' SETBACK FROM PROPERTY LINE TO STRUCTURE TO PROVIDE
THE TYPICAL 16'-C" RISHT OF NAY FOR ALLEYS IN MISSION BEACH.

PEVIATION FROM ESl, - SPECIAL FLOOD HAZARD AREA;

THE PROJECT PROPOSES TO MAINTAIN THE FINISH FLOOR ELEVATION OF ALL
HABITABLE SPACES AT THE BASE FLOOD ELEVATION OF 6.0' MSL. OR HIGHER
IN LIEU OF THE ALTERNATE COMPLIANCE OF 2 FEET ABOVE BASE FLOOD
ELEVATION, (8.0' MSL) THE MAJORITY OF THE SITE THAT FALLS INTO THE
SFHA WILL BE USED AS PARKING.

818 ALLERTON GOURT

SITE ADDRESS:
SAN DIEGO, CA 92i09

ASSESSORS PARCEL NIMBER. 423-147-18
LEGAL DESCRIPTION: LOT "0" IN BLOCK 10 OF MISSIoN mu

IN THE GITY OF SAN DIESO, COUNTY OF

SAN DIEGO, STATE OF CALIFORNIA, ACCORDING
TO MAP THEREOF NO. I68I, FILED IN THE OFFICE
OF THE COUNTY REGORDER OF S5AN DIESC
COUNTY, DECEMBER |4, 1d14.

EXISTING DISCRETIONARY
PERMITS: NONE

REGUIRED DISCRETIONARY  CITY COASTAL DEVELOPMENT PERMIT,
PERMITS: VARIANCE, (SEE PROJECT DESCRIPTION),

SITE DEVELOPMENT PERMIT ~ PROGESS FOUR
(DEVIATION FROM ESL ~ SFHA)

EXISTING RESIDENCE TO
BE DEMOLISHED YEAR BUILT: 1997

EXISTING SOIL CONDITIONS:  PREVIOUSLY GRADED & DISTURBED

LoT uskE:

EXISTING: SINSLE FAMILY RESIDENCE

PROPOSED: DUPLEX

LOT ZONING: MBPD-R-5 ( MISSION BEACH FLANNED DISTRICT )

OVERLAY ZONE MBPD-RS (MISSION BEACH PLANNED DISTRICT)

DESIGNATION: COASTAL HEIGHT LIMIT OVERLAY ZONE,
COASTAL OVERLAY ZONE (AME AREA)
ESL (SPECIAL FLOOD
BEACH IMPACT AREA OF THE PARKING IMPAGT,
RESIDENTIAL TANDEM PARKING OVERLAY ZONE,
AIRPORT IFLUENGE AREA AND FAA PART T7

OCCUPANCY : R-3

BUILDING CODE: 2007 cBL.

CONSTRUCTION TYPE: TYPE V, NR

NUMBER OF STORIES:

EXISTING: | STORY

PROPOSED: 3 STORY

ALLOWABLE BUILDING HEIGHT: 30'-0" MAX,
OVERALL BUILDING HEISHT

EXISTING: 15'-0*
PROPOSED: 29%-a*
LoT SIZE: 2408 S@. FT.
ALLOWABLE FAR: Ll = 2644 SQFT.

2615 SQFT. < 2644 EQLFT,
BUILDABLE AREA: 1143 sQFT.

MAX. LOT COVERASE: 65% = 1565 SQUFT.

EROPOSED SQ, FT. - UNIT "A°
SARASE 31 saFT.
FIRST LEVEL HABITABLE a3 SQFT.
SECOND FLOOR HABITABLE 822 SQFT.
THIRD FLOOR HABITABLE 1067 SQFT.
TOTAL HABITABLE 203 SQFT.
DECK AREAS
THIRD FLOOR DECK 68 SQFT.
ROCF DECK 812 SQFT.
TOTAL DECK S.F. 440 SQFT,
GARASE 431 sQFT,
PROPOSED £@, PT. - UNIT "B"
FIRST LEVEL HABITABLE 269 SQFT.
SECOND FLOCR HABITABLE 223 SQ.FT.
TOTAL HABITABLE 602 SQFT.
TOTAL HABITABLE
UNIT 'A! 20I3 SQFT.
UNIT "B 602 SQ.FT.
TOTAL HABITABLE 28615 SQFT.

PROJECT DIRECTORY

GENERAL

<l EXISTING TOPOSRAPHIC SURVEY

ARCHITECTURAL

AcO SITE PLAN
Alo  FIRST &

SECOND FLOOR
ALl THIRD FLOOR & ROOF PLAN

A20 EXTERIOR ELEVATIONS
A2l EXTERIOR ELEVATIONS

A30 SITE SECTIONS
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Varlance Findings -Section 126.0805

Summary: Requssied Aclion - Varanca for rear yard setback. The subject parcel frords a nemed alley, Asbury Court,
whers lypically in vidualy 2% Mission Beach lots the rear aley Is unnamed and per the Mssion Beach PDO, doss not require
any sethack. This application requests a 50" rear satback af ths ground jeve! to accommedate proper tuming radius and
30" of the upporfioors fo crate & standard 80" from cententine of alley to structure reletionship.  This varance would
resolva whare should the strict applicetion of the Mission Beach PDC be applisd, dus 1o the named aley baingtied ax a
Cout, a 150" satback wouki be reguired.

Bavikground: The project sle i appioximately 2,408 squars-fee! located at 818 Allerton Court on a bot located in between
Alerton Courl to the South (front Padestrian Cour) and Asbuty Court (named aliey) to tha Nosh. The project preposes a
redevalopmant Inf8 to replace the existing single famiy wih a new duplex. This sfora
Vastance for & rear satback due to the subjact parcel having a fiontage on Alerton Court and having rear frontags on &
namad aley, Asbury Courl. The sis is occupled by an existing single famiy msidence and is in the RS Zone of Mssion
Beach Plannsd Disirict. The site i wthin the Cly Coastel, Coastal Haight Limt, Parking impact, and Residential Tandem
Parking Overlay Zones, and ¥ Is designated for Residentiatuse inthe Mission Beach Praciss Plan, Off-sireel parking areas
for il propeities on the north sids of Alston Cour are accessad via the named alley, Asbury Court, which funclions as an
aley et the o property bne.

Discussion: The lof, dus to the unkjue circumstances, fronis two shieets; Alarton Coun and Asbury Court which raguke aif
devskpment fo obsarve a 15-0" front yand setback on both frontagas, The Vadance request & for a buiding envelope fo
construct the dupix using an 60" ground flocr satback and a 3-0" rear yand sethack on the upperiwe fioors whers 15+0*
weuld ba requied. This sirct appication of the 16-0" setback Ix inconsistent wih the intert of the Mission Bsach PDO
‘which dictates that rear aleys aclualy obseive & ze setback. Thiz appication proposes an 8'-0 setback ai the ground
leve! garage to aow for 2 luming radius into the garages and 2 340" setback on the floors abovs, respecting the existing
contsxt end bsing entirely consictent wih the standand 80" centerine of aley fo structure throughout Mission Beach. To
requkre the shict ofthe In this case solely duse to the fact that this rear alisy is named a3
2 Court would unduly end mﬂquulybuMn ine applicant,

The lol, being a double fronted lot which requires the proparty 1o observs two front yand sethacks nstead of having an aley
fronfge typically found thiwughout the Missien Beach Communily, preduces the unique ckcumstance thal justiies the
appltation for a Vardante. Most proparties on Afsiton Court cumently maintain garages and required off-street parking
spaces In the 15'-0" mquired frort yard sethack aleng Asbuty Coutt. The propertios on Alerfon Court all use Asbury Court
as an aley, not a front yard, Required off-streel pardng Is accessed from the named aliey (Asbury Courl) whils the
residencez al front on Alisrton Court for pedesirian sccess.

The Vatiance is a Process Thres Hoarng Officer dacision as outined In San Disgo Municipal Coda Saction 126.0805
{Dackslon Procass for 2 Varance). According fo San Disgo Municipal Cods Section 120.0808, Findings for a Veriance may
be approvad ¥the deckslon maker finds that the proposed request complies wih the requiemenis of the San Diego
Munkipei Cods.

Findings:

-

‘Thers are special clrcumstances or nnﬂlous tpp!ylm o the land of premises for which the vuhnccls sought
which are pectiiar to the tand or p to the land or
and these conditions have not resulted tom Iny lct oﬂb’ Ippllelm alhr the adoption of the appllctbh 2000
regulations,

Thé preject sita Is focefed at 818 Alleston Count, and the proposed project is sesking a Cly Coastal Development Permi for
@ joskiantial duplex onthis lof. The lot has two strest frordages, Allerton Counl and Asbury Count, which requirs
development to obseive a 15-0" front yard setback on both The future proposes fo observe an 80"
rearyard seiback at ths ground lsvel garage and a 30" reer yard setback at the two upper levels whers @ 150" yard
setback wouki be mquied due to the named akoy at the rear of the parcel as requied it the RS Zona of the Maslon Beach
Planned District.

The Variance raquest is dus to the double frontsd lol which requias the proparty to observe two front yard setbacks instead
of having en akey frontage typically found ihroughout the Miasion Boach Communly, Because of this, i Is a severe burden
and design consiraint lo design a siruclurs that sidctly comples with the Cunently,

on ihe north skie of Alerfon Court maintain garagses and offsirest parking accessed off ths namad afiey and within the 15'-0*
required *front” yard setback along the named alsy Asbury Court. This unique doubls fronted jot creates a scenatic where If
ths sifet underlying code is applied, the applicant would be denisd a consistent product peritie imis afforded alf other
propedios b Msslon Beach. Wah this, | is appropriate to construct the proposea dupiex structure obsenving an 8-0" rear
setback onthe ground jevelto alow safe and sfficient access fo the required two offstreel pariing spaces and a 340" reer
setback on the two other lavels, which fs stfimore than the infent of the Mission Bsach PDO where allays do not reguirs any
setback and wil provids sX required accesa imitation and a consistent centerine of afley to bullding anjoyad bythe rast of
Mission Beach.

2. The circumstances ¢r condifions are such thatthe strict of the of the Lar
Code would depriva the applicant of raasonable use of the land or premises and the varfance mwm Cityls
the minimum variance that will permit the reasonabla yse of the land or premises.

Shouid the strict applcation of the PDO be uilized, the develcpabls footprint of the lof and structure would be encumbered
by two front setbacks of 150" each and fhat would not afow full use and erjoyment of the parcei consistent wih the Masion
Boach PDO. Infact, losing 15 of zetbacks on both the front and rear would not afow the fooltprnt of the sincturs to even
reach the alowable FAR or densty, thus denying this applicant ful and congistent usa of the parcs!,

The proposed devalopment fo constrictthe duplx structiure to obsenvs an 80" rear yard setback on the ground floor and
3-0° on the upper ievels whore a 140" yard setback is required wouid craats a consistert and typlal application of the
Mission Beach PDO. The ssibacks proposed wouki be enlirely consistont wih all other non-double fronted fofs. To resfrict
the project to adhsre to the strict required development regulations wil only deny the applicant equal design opportunty
afforded lo the st of the lois Iy Mission Beach. The Variance sought i the minimum necsssay that allows reasonable uss
of the iand and permils the appicant to enjoy the same benafiks found in thix residential neighberhood that adjoining 2nd
adjacont propedlas maintaln,

3. The granting of the variance will be in harmony with the general purpose amd intent of the reguiations and witl not
bo detrimental to the public health, safefy, or welfare.

The granting of the yard 1o construct the duplex structure in the rear yard setback is in hamony wih the
general purpose and iment of the regulations. This variante alows the constructed stricture to remakn consistent wih ihe
intert of the Misslon Beach PDO s wel as the rest of the slructures aiong ths rear froniage of Alerton Court that abut the
named alley. (Asbury Court) The setbacks chosen forthis proposal would be antirely consistont wih al ofer non-double
fronted fols. All other provisions of the R-S Zone of the Mission Baach Planned District wil be strictly adhsrad to inthe
proposed deveicpment.

4. The granting of the vartance wili not adversaly affect the applicable land use plan. if the variance Is being soughtin
senjunclon with any proposed ceastal development, the required finding shail specify that granting of the vatiance
with, and is adeq to carry out, the ofthe use plan.

The proposed project development's design to construct the new duplex wie adapling the rear yard setback alows the
appkant to adequately utitze the slte fo the fullest extant possbie and on par wih ihs remainder of Mission Bsach. The
proposed Varianca dees not adversely affect the Misslon Beach Communily Plan which aliows for single and mutifamiy
residentlal deveiopments in the R-S Zone of the Mission Beach Planned District and further, this Varance shalremove the
unkjue skuation which applies 2 frient yard setback to a rearyard condlion. In fact, the propossd setbacks were chosen to
adequately aliow the typical tuming radius requirements siong un-named Mission Beach alsys and the upper floor setbacks
were chosen to be snikely consisient with the standard Mission Beach upper floor relationship of 8-0° from cerderine of the
aley 1o the siruciure fypicaly the property e at non-double fronted iots).

C.

b Einell
¥

- Environmentally Sensitive Lands Deviations

Suppl

Background: The proposed redeve! t deviates from the E sitive Lands
Regulations - Special Fiood Hazard Area by deviating from the FEMA Regulations for finish floor
elevations in that area, (see part ‘D) The deviation is requested due to the fact that the existing
structure was built at the existing base elevation of the site and could be remodeied at thet base
elevation. However, the praposed redevelopment of the sife {riggers the ESL Flood Zone which would
require & ﬁnlsh flaor helght of at least 2'-0" above the base elevation of the site, This would present an

ku any redevel t given the smali tot size and constraints for access to any
devel t. The posed is minimal in nature in that only 1 of the exisiing parcel fies within
the Speclal Flood Hazard area (base elevation below 6.0' mean sea level). This project, as proposed
with the Deviation requested respects the intent of the zone by placing enly the parking forthe project in
the flood hazard zone (at or below 6.0' MSL) and all living space for the duplex will be lowled at or
above the base fload elavation of 6.0 MSL and thus outside the envi if
tha deviation were not sought, any redevelopment would have {o be constructed at a base elevation of
8.0' MSL (2'-0" above the trigger point of 8.0' MSL) and that hardship would be dificult to even
-accomplish on such as small parcel,

Additicnally it would vifually mandate that given the strict compliance with the 8.0' MSL any 3 story
project would have to be designed with very Jow cellings and would aesthetically end up designed asa
hox with liitle or no articulation which would then create a conflict with the goals and intent ofboth the
Mission Beach PDO and the Mission Beach Community Plan which both encourage articulation,
offsetting planes, angled roofs and good general design principies.

Further, it should be noted that this project is being redeveloped under the Sust le Expedite policy
{(Council Policy 500-14) and will meset or exceed all the thrssholds for sustainable deslgn outiined in that
policy. This poliey also Deviations as a ism for L design and
this minimat deviation would be the only one requested for this project even though it fully complies with
Cuouncl] Policy 800-14. Further, if approved as proposed, this project would comply with the guldelines of

the City's new General Plan in respect to Sustainable Design,

Findings:

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

There are no ad effects on envir tally itive Jands that will be causad by this proposed
project. Measures have been taken to mitigate to potential dareage that could occurto the proposed
property by maintaining the living space finish floor elevation at no lower than the base flood efevation,
reserving the portion of the site that lies in the Special Flood Hazard Zone to parking onfy and excluding
all sleeping rooms fmm the ground floor plan. There ure no additional feasible measures that can further

the p | ad effects on envil itive lands other than the unreasonable
option of plaelng the ground floor of the bullding 2'-0" above the entire surroundings as would be required
without this Deviation.

The d deviation is the y to afford relief from spacial circumstances or
condiuons of the land, not of the applicant’s making.

The redevelopment potential of the site has already been limited by the named alley condition mentioned

in the Varfance request. This hardship if bined with a i finish floor 2 ahove the site would
render the site virtually lidable. As prop , this Deviation merely requests to maintain éhe parking
of the site at the existing elevation which (existing and proposed) is helow the &-0" MSL frigger paint for

a Flood Hazard. The ilving space in this proposed project is designed to be at or abova the existing site
elevation of 8'-0" MSL which places it outside the Special Floor Hazard designation trigger point anyway.
It it were not for the tower rear portion of the existing site, this overlay would not even exist for this parcel
and to burden the ertire parcel of which the front porfion is already exempted from the Special Floor
Hazard designation due to it's sxisting etevation would be bls and outside the infent of this
ESL zone and would further fimit the property owner's development rights. The proposed deviation is the
minimum necessary to afford relief from the special clrcumstances of the site. The special circumstances
and conditions of the land are not in any way of the applicant's making

pp i Findings - Envir ty Sensitive Lands Deviation from Federal Emargency

M Agency R

He¥ of the proposed skp 83 Within the Spacial Flood Hazard Area. FEMA Regulations dictate
that the finish floor elevations in such areas shakbe ralssd 2’ above the base flood elsvallon of 6.0 MSL, (n this case 8.0
MSL) This development proposss a finish floor slevation of al Living space of ghove 6.0 MSL or above fhe base flood
slavation,

Discussion:  The dsviation Is proposed on the basls that only part of the ske felis info the Special Flood Hazand Area,
(ess inan 6.0 slavaiion,) none of tha suireunding properties observe an 8.0 MSL. finish floor elevation, and ths proposed ske
{s sready burdened wih a named alley on the ear frontegs. Ralsing the bulfing up twe feet wouid be an unnacessary
hendshp impossd on a sustaineble bulking, and It wouid make the parce! vilualy mpossbie to develop consistant wih the
antke contoxt of the fol,

Findings:

The City Engineer has thatthe

within any will
an increase In flocd lovels during the base fiood discharge.

‘Though half of the site lias wthin an envionmentaly senskive land, (Speclal Flood Hazard Area ) ihe ske has been
provicusly developed for decades. inthis redevelopment projact, there is no aiteration of eny fandforms proposed, no
aleration fo the ske that would effect any drainags pattems or flow and in fact, 25 proposed, this project would enhance the
drainage and flow of fhe ske and sub-area due to complance wih cuent codes and water qualy equivments, whers the
cumeni project does not account for any of these concems or programs. Furiher, as designed, anly ihe parking forthe
project ks sven kested in the fiosd hazand zons and af ving space for the dupiex wil be localed ai or abovs the base fiood
elevation and thus oulside the environmentaly senskive designafion. Therafors, ihe development Wil not advemsely affect
anvionmentally sensitiva lands in any way.

‘The City Engineer has determined that the deviation would not result In additional threats to public safely,
extraordinary publlc expense, or creats a public nuisance.

‘The deviation Is consistent wih the sumounding parcels and the exisfing condtions (ses eftachad photos.) Them would
be no addkions! threals to public safely, extrordinaty public expenge, or creation of publc nuisence. in this
redevelopment project, them it no ateration of any landforms propesed, no zReration fo the sis that would affect any
drainage paltems or flow and in fact, &5 proposed, this projsct wouki enhance the drainage and fiow of ths sie and sub-
area dus fo compiance with cunsnt codes and water quaily requiraments, where the cument praject does not account for
any of these concems or programs. Fuiher, as designad, oply the parking for the prolect Is evan located In the fiood
bhazard zone and af ing space for the duplex wil be located at or gm_lh- bage fliood slevation and thus outside the
environmenially sensitive designation. Themefore, the y affect senstive
fands n any way.

Site Development Permit-Section 126.0504
A. Findings for ali Site Development Permits

1. The prop will not ad: y affect the land use plan.
The project prop to d fish an existing story single family resi and anew
three-story 2,615 squars foot sustainable dupiex on a 2,408 square foot mtemrlot The proposed
project will not adversely affact the Mission Beach Precise Plan. The g is H

with the Clty Coastal Local Coastal Program, the Coastat Height Limit, the Beach Pariing Impact Zone,
and the Residential Tandem Parking Overlay Zone, and the R-S Zone of the Mission Beach Precise
Plan.

2. The propossd devel will not be d

to the public health, safety, and welfare,

The project p to an existing ry single family and anew
thres-story 2, 815 square foot sustainable dupiex on a 2,408 square foot interforlot. The proposed
project has been designed to not be detrimental to the public health, safety and welfare and reflects an
Infill redevelopment project in an existing dense wban setfing.

3, The propased development will comply with the applicable reg of the Land i
Code,
The project with all fations of the Land Devel Code. Thep

project complies with the City Coastal Local Coastal Program, the Coastal Hslnht lek,fhe Beach
Parking impact Zone, the Residential Tandem Parking Overfay Zone, and the RS Zone ofthe Mission
Beach Precise Plan. Off-street parking areas for all properties on the north side of Allerton Court are
accessed via the named alfey, Asbury Court, which functions as an alley atthe north property ine. The
project does propose one variance based on the unique circumstance that the vehicular alley servicing
the parce! also happens to be a named "Court” and per the Mission Beach code, would, if stictly applied,
require a front yard setback for all devel t off of the alley inthe rear of the pagcel.  (see
Variance findings bajow for more specifics)

B. ! tal Findl

PP

- Envir tally Sensitive Lands

Background: Approximately one half of the proposed redevelopment site falis within the
Environmentally Sensitive Lands due to the base elevations of the existing parcel which due tothe mean
sea level elevation qualify it for a Special Flood Hazard Area,

Findings:

-

. The site is physically suitable for the design and siting of the proposed development and the
will result in disturbancs to snviranmentally sensitive lands,

Though half of the srte llss within an environmentatiy sensitive land, {Special Flood Hazard Area,) the site
has baen previously ped for decads In this t project, there is no alteration of any
no alteration to the site that would affect any drainage pattems or flow and in fact,

as pmposed this project would enhance the drainage and flow of the site and sub-area dueto
compliance with current codes and water quality requirements, whers the curent project does not
account for any of these o urther, as designed, anly the parking for the prolectis

] n the flood Zone and all living spacefur the duplex will belocated ator above the
hase flood elevation and thus outside the envi tion. Thersfore, the

i t will not ad ly affect envi

iy sensitive lands In any way.

]

The devsi will ize the of natura! land forms and will not resuitin
unduo risk from gaolugic and srosional forces, flood hazards, or fire hazards,

The proposed project wiil not atter any natural land forms. There Is no grading proposad with this project
or afteration of any drainage flow, either on site or in the § diate contextas thisis ly a dense
urban sefting completely buiit out. The natural drainage patterns will not be alterad, and the project will
not result in any undue risk from geoclogic and erosional forces, flood hazards, or frehazards.  Again, as
proposed, this project would enhance the drainage and fiow of the site and sub-area due to compliance
with current codes and water quality requirements, where the current project does not account for any of
these concems or programs. Further, asdesigned, only the parking for the project is even located in the
flood hazard zone and alit living space for the duplex will belowted ator above the base flood elevation
and thus outside the fare, the development witf not

d ly affect envir tally sensitive lands in any way.

3. The propossd development will be sited and designed to prevent adverse impacts on any
adjacent snvironmentally sensitive lands,

The proposed development will not have an ad impact on adj t ive lands.
The project is a redevelopment infill replacing an existing single family residence with a sustainable
duplex. There is no change In the area or footprint from the existing single family residence tothe
proposed Duplex and as such, there is no expansion of the development focltprint that exists today. As
proposed, the project would revise the site d ent to place anly parking in the lowar base elevation
of the parcsf that are designated as ESL and with the redevelopment, all living space will be at or above
!he ex!sﬁng base elevation outside of the ESL designation. As proposed, alt existingand natural
will be and not by this d project.

4. The prop i with the City ofsan Diega's Mudtiple Species

Conservation program (MScP) Smberea!’len

The proposed development does not medify the MSCP Subarea Plan in any way as t reflects a
redevelopment of an existing single family into a new duplex usmg appro;dmatdyihe samsﬁ:dprlm and
site placement. As proposed, there is virtually no atthe
ground levet other than improving the vertical design of the nsw structure to reflect the ESL designation

due to the flood Zening. The develop t will he with the MSCP Suby Plan,

5. The proposed develop will not to the ion of public or ath ly
impact local shoreline sand supply.
There are two public ways bety the proposed devel and the dosestbeach (Bays:de Laneand
Bayside Walk) as well as existing residentially d will not
contribute to the erosion of public beaches or ady y impaet Ioca! tﬂnd supply inany way.

6. The nature and extent of mitigation required as a condition of the permit is reasonably reiated to,

and caleul to , Neg created by the proposed development,

There are no o g ts for this deviation from the flood Zone finish floor elevation due to
the fact that no fand or adj rties would be by the deviation. Though half ofthe site
Iles wnhm an environmentaﬂy senslﬁve 1and, (Special Fiood Hazard Area,) the site has been previously

d for d inthis p project, thereis no ofany
no alteratlon to the site tha( would affect any drainage pattems or fiow andin fact, lspmposed this
project would enhance the drainage and fiow of the site and sub-area due to compliance with current
codes and water quality requlremeMs whers the current project doss not account for any of these

Further, as desig only the parking for the project is aven located in the flood

hazard zone and all living space for the duplex will be located at or gbove (he base flood elevahon and
thus outside the envi sensitive Therafore, the d twill not ad
affect envirenmentally sensitive lands in any way.

OMOHUNDRO RESIDENCE - PTS #170812 - FINDINGS
Profect Description

The proposed project is a redevelopment infill to replace an existing single family residence with a new
sustainable residential duplex. The project consists of the demolition of the existing one-story single
family residence and the construction of a three-story 2,615 square foot duplex on a 2,408 square foot
lot. The site is an intetior infill lot, located on the north side of Allerton Court, between Mission Boulevard
and Bayside Lane in the R-8 Zone of Mission Beach, The project is by the Land D

Code and the Mission Beach Planned District Ordil The prop projed guires a Coastal
Development Permit for the reptacement of the single family home with a new Duplex. kalsois
requesting a Variance for the rear yard setback due to a unigue condition that the vehicular alley in the
raar is actually named as a Court and as such, a court per the Mission Beach PDO has a "font” yard
setback requirement to it versus the zero setback requirement for all alieys in Misslon Beach, The
project is also ting a Deviaticn from a t for ESL in the form of a designation fora
Special Fiood Hazard Zone. Currently, approximately ¥ of the existing parcel is below 5.0° mean sea
{evel and as such is mapped in a Special Flood Zone. This application seeks a Deviation from the
requirement to bulld 20" above the 8.0' MSL line by only placing automobile parking in the lower portion
of the lot under the basaline elevation that serves as the trigger point. The remainder of the ot that is not
parking will be developed at an elevation above (existing) the 6.0 MSL thattriggers the Spacial Flood
Zone req ts. Detailed d and findings are contained below for all project issues,

Coastal Development Permit-Section 128.0708

A

1.

w

Findings for Coastal Development Permit Approval

The proposed coastal development will not sncroach upon any that
is lagally used by the public or any proposed public accessway Sdenﬁﬁad inalocal t:onstd
Program land use plan; and the proposed coastal will ent pr public

viaws to and along the ocean and other scenic coastal areas as spscifiedin the Local Coastal
Program land use plan.

The project proposes a redevelopment infill to replace the existmn s1nglefamily residence with a new
resldential duplex on an interior lot of an existing D i court. The d
dsvelopment will not encroach upon any existing physicat accessway thatis legally usad by the p\mﬂc o
any proposed public access way identified in the Local Coastal Program land use plan, There are no
public accessways proposed that do not already exist and are already being utiized. In fact, the project
as proposed will improve vehicular access to this parcel by improving both access and approach fo the
parking required on site. The development does not impact any public views to or along the ocean and
other scenic coastal areas as specified in the Local Costal Program Land Use Plan.

The prop: coastal di will not adversely affect environmentally sensitive lands.
Though half of the s:(e Iles within an environmentally sensitive iand, (Spedial Flood Hazard Area,) the site
has been i _, d for decad in this redevel t project, there Is no alteration of any
no alteration to the site that wouid affect any drainage pattems or flow and in fact,

as prapasad thls praject would enhance the drainage and flow of the site and sub-area dueto
compliance with current codes and water quality requirem: enls where the curent project does not
aceount for any of these orp Further, as designed, only the parking for the projectis
even located in the fiood hazard zone and all living space forthe dup(ax will be located at or above the
base flood elevation and thus sutside the envi ion, Therefors,the

| t will not ad: ly affect v lands In any way.

The proposed coastal develapment is in conformity with the certified Local Coastal Pragram fand
use plan and complies with all regulations of the certified implementation Program.

The proposad project conforms to the identified use. The propased project was designed to notintrude
into any of the physical access ways used by the pubuc and the bulk and mle Is lnhan'nmywm\ the
adjacent structures in the area and totally istent with the develapi and of
the Misslon Beach Planned District Ordi The projectis with the goals and
thus is in conformity with the certified Local Coastal Program Land Use Plan. The project does propose
one variance based on the unique circumstance that the vehicular alley sarvicing the parcel also
happens to be a named "Court” and per the Misslon Beach code, would, if strictly appled, require a front

yard setback for all develop t off of the alley in the rear of the parcel.  {see Variance findings
below for more specifics)
For avery Coastal Development Parmit issued for any coastal b the nearest

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

There is a public road, (Bayside Lane,) between the project site and the nearest shoreline. The proposed
rasidence would provide two parking spawes per unit, (4 total,) therefore, the project would not impad

public heach parking. The prop to the public d p
policies of Chapter 3 of the ‘California Coastal At
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LEGAL DESCRIPTION:

LOT © IN BLOCK 10 OF MISSION BEACH, IN THE CITY OF SAN DIEGQ, COUNTY

OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAR THEREOR NO. 1803,
FILED IN THE OFFICE OF THE COUNTY OF SAN DIEGO COUNTY.
NOVEMBER 13, 1924,

BENCHMARK:
THE BENCHMARK FOR THIS SLRVEY IS THE CITY OF SAN DIEGO

BRASS PLUG
ON THE EASTERLY 4 FOOT LINE MISSION BOLLEVARD, ALLERTON COLRT AND
MISSION BOULEVARD, ELEVATION « 5459, USC. € BS. DATUM OF 1925,

LEGEND:

13 - DENOTES SET LEAD AND DISC STAMPED 18 4068°
IN CONCRETE WALK,

@ - DENOTES FOUND LEAD AND DISC STAMPED LS 7046.

B - DENOTES FOLND LEAD AND DISC STAMPED 1S 7452,
7 - DENOTES CONCRETE SLRFACE
SMH- DENOTES SEWER MANWOLE.

CB- DENGTES CATCH BASIN

WM - DENOTES WATER METER.

PP - DENOTES POWER POLE.

EM- DENOTES ELECTRICAL METER.

©M - DENOTES GAS METER.
SCO- DENOTES SEWER CLEAN OUT.

- DENOTES FiNiSH FLOOR.
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ANY CONCRETE IMPROVEMENTS THAT ARE TO BE POURED IN PLACE ON THE SITE.
4,  ALL EROSION/SEDIMENT CONTROL DEVIGES SHALL BE MAINTAINED IN WORKING ORDER AT ALL TIMES,

5. ALL SLOPES THAT ARE CREATED OR DISTURBED BY CONSTRUCTION ACTIVITY MUST BE PROTECTED
AGAINST EROZSION AND SEDIMENT TRANSPORT AT ALL TiIMES.

6. STORASE OF AlLL CONSTRUGTION MATERIALS AND EGUIPMENT MUST BE PROTECTED ASAINST ANT
POTENT!AL RELEASE OF POLLUTANTS INTO THE ENVIRONMENT.

SITE DIFFERENTIAL
PROP, D" - MAX HEIGHT ALLONABLE

= 63 - 5,07 = 123"
= 80.0' + 1.28' = 323"
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PLANT LEGEND

ayMBoL BOTANICAL COMMON
NAME NAME
SYASRIS GUEEN PALM
ROMANZOFFIANM
ALTERNATE #,  ARCHONTOPHOENIX  KINS PALM
CNNINGHAMIANA,
ALTERNATE 42, RAVENEA MAESTY
RIVILARIS PALM
HYDRANSEA SARDEN
MAGROPRTLLA HYDRANSEA
MLTERNATE ¥ AZALEA SPECIES  AZALEA
ALTERNATE 82,  ROBA SPECIES roze
RUDS
%,
Lot PHORMIM NEW ZEALAND
T & TEow FLAX
ALTERNATE 4l ASAVE ATTENATE  AGAVE
ALTERNATE #2:  STRELITZIA REGINAE BIRD OF
PARADISE
VRO Lavaoun EnsLisH
®R0 ANSUSTIFOLIA LAVENDER, ~
DRARE
ALTERNATE ¥,  HEMEROGALLIS
] xo: DALY
ALTERNATE %2, ASARANTHUS LiLY OF THE
AFRICANS NLE
R:
FRASARIA ORNAMENTAL
CHLGENSIS STRANBERRY
ALTERNATE #:  COTTONBASTER BEARBERRY
DAMMERT COTOREASTER,
ALTERNATE %2, MYOPORIM MYOPCRUM
' pARVIFOLIM
FESTUCA WYBRID  TALL FESCUE
ALTERNATE 8 PASPALLM SEASHORE
VASINATIM PASPALLM
ALTERNATE 521 DYMONDIA SILVER
MARSARETAE CARPET
HARDSC APE:
coNcRETE
HHHHD NSIBLE BTRUCTRES, |
N S/
NS N I
=L L SRAVELPAVEZ
NOTES:

SIZE

(2) 24" BOX
BTH MIN, 100"
AFS,

{2) 24* BOX
BTH MIX, 100"
AFrg.

(2) 24" BOX
BTH MiN, 5"
AFS,

{8) 1B GAL MIN

(8) 13 SAL MIN
(3) 15 SAL MIN

(20) B GAL MIN

{20) 5 GAL MIN

{20) 5 GAL MIN

{12) B &AL MIR.

(12} | GAL. MIN.
02) | AL, MIN,

FLATS
e & o0,

FLATS

X -7-8
PLATS

LR 2N
FROM sop

FROM Sop

FROM S0P

CATEGORY
DESCRIPTION

LEAPY FROND PALM

MINIMUM HEISHT AT

MATURITY, 20FT, i5' TO 2%'
oAl /

UPRIGHT CANCPY FORM

FLOWERING SHIRUB
HEISHT AT MATURITY: 3'

FLONERING SHRLB
HEIGHT AT MATURITY: '
FLONERING SHRUB
HEISHT AT MATURITY: 3
TEXTURAL ACCENT PLANT
HEIGHT @ MATURITY) 4'-5'
TEXTURAL. AGCENT PLANT
HEIGHT ® MATURITY; 4-8'
TEXTURAL. ACCENT PLANT
HEIGHT @ MATURITY: 4'-3'
PERENNIAL

PERENNIAL
PERENNIAL

SROUND COVER

GROUND COVER

GROUND COVER

GROUND COVER

GROUND COVER

GROUND COVER

L ALL LANDECAPE AND IRRIGSATION SHALL CONFORM TO THE CITY OF SAN D
PEVELOPMENT LANDECAPE &

MANUAL,
OTHER CITY
PROVIDED AS REGUIRED FOR

S TANDARDS, THE MISSION BEACH PLAN?B? DI5TR!GT;
AND ALL AND REGICNAL STANDARDS,
2, IRRIGATION: AN AUTOMATIC, ELECTRICALLY CONTROLLED IRRISATION SYSTEM SHALL BE
DEVELOPMENT,

FOR PROPER IRRIGATION, ARD MAINTENANGE CF

THE VEGETATION IN A HEALTHY, DIWISTANT CONDITION. 'H'E PESISN OF THE
ADEGUATE T FOR THE VEGBTAYIDN SELECTED., ALL

SYSTEM SHALL

PROVIDE
CSED IRRIGATION SYSTEMS NLL USE AN

PROP
IRRIGATION TO B2 PROVIDED BY

APPROVED RAIN SENSOR SHITOFE DEVICE,
A UNDERSROUND DRIP IRRIGATION SYSTEM. IRRIGATION

TO BE DESIGNED TO INCORPORATE STATE OF THE ART IRRISATION HEADS AND
TO PROVIDE EFFIGIENT APPLICATION OF IWATER TO THE PLANT MATERIAL

CONTROLLERS
NITHOUT SENERATING RUN-OFF,

8. ONE HRINDRED PER&ENT OF ALL REGUIRED
YARDS SHALL
A COMBINATION OF TREES,

MAY INCLUDE, BUT |9 NOT RESTRICTED TO, FG.NTA!NS, REFLECTING POOLS, AR
AND DECKS NOT EXGEEDINS 8

PARTY FOR THE LONG TERM LANDSCAPE

TIVE MLKNAY

DECORA’ SCREENS, WALLS,
PEET IN HEIGHT AND PAVED AREAS [LDC !snsowz(a)(l))
4., THE PROPERTY ONNER WILL BE THE RESPONSIBLE

AND SITE MAINTENANCE FOR THIS PROJECT,

YARDS EXCEPT INTERIOR YARDS AND REAR
BE LANDECAPED WITH A MINIMUM OF AT LEAST S50 PERCENT AND GHALL BE
EHRYEBS AND GROUND COVER,

THE REMAINING 50 PER&BIT

d

NON-BIODESRADABLE ROOT BARRIERS SHALL BE INSTALLED AROUND ALL NEN STREET

T BARRIERS MAY BE ELIMINATED WHERE THE COMBINATION OF TREE SPECIES,

TREES.
SO\l TYPE, 3CIL AREA, AND DRAINASE CONDITIONS CAN BE SHOWN TO AFFORD
EGUIVALENT PROTECTION AGAINST TREE ROOT DAMAGE TO PUBLIC IMPROVEMENTS (LDC

142.0408).

6. IF ANY REGUIRED LANDSCAPE (INCLUDING EXISTING OR NEW PLANTINGS, HARDSCAPE,
FEATURES, ETC) INDICATED ON THE AFPROVED CONSTRUCTION DOCUMENT

LANDECAPE
PLANS 1S DAMASED OR

DURING DEMOLITION

OR CONSTRUCTION, T

REMGVER 'C THE
SATISFACTION OF THE CITY MANAGER NITHIN 50 DAYS OF DAMAGE OR CERTIFICATE OF
OQCCUPANCY,

1. MAINTENANGE: ALL REGUIRED LANDSCAPE
LANDSCAPE

AREAS SHALL BE MAINTAINED BY THE OANER.

THE AREAS SHALL BE MAINTAINED iN A FREE OF DEBRIS AND LITTER
CORDITION AND ALL PLANT MATERIAL SHALL BE MAINTAINED IN A HEALTHY GRONING

CONDITION, DISEASED
OR REPLACED

OR
PER THE CONDITIONS OF THE PERMIT,

PLANT HATERJALI SHALL BE SATISFAGTORILY TREATED

NOTE: COURTS AND PLACES -

NG LOCATED WITHIN THE REGUIRED YARDS FOR

LANDSCAP
COURTS AND PLAGES SHALL PROTECT PEDESTRIAN VIEN CORRIDORS BY EMPHASIZING TALL
TREES WITH gRAMPf AREAW GROUND COVER.

ACCORDANGE WITH THE LANDSCAPE GUIDELINES OF THE LAND DEVELOPMENT MANUAL.

- - —- - - - - - - —— —_— -
INTENT - = e GLOPE - = e ; . | R ,w = '
i . . 4 { ' ‘ 11 T y "',, ‘; éu“"'“ i
l ‘/L&?lt D D TDRinF ‘ l ) ‘ * ‘s g':/\\(\‘ |
%ﬂﬂlﬁmﬁ oS e B B o ’ l - "’ln\"\"m\s ‘ |
' ONIT A" | 4
! PROPOSED THREE | o !
STORY RESIDENCE 0
2013 5QFT, ,
D'z
8 — : F.F. { :
gﬂ% ACCENT \) )_ : ¢ SLOPE $ 6.0 Ml <
SREEN TBNTRE To i o ‘ :
— 1 UNIT "B" A
oremm i )_ 41 PROPOSED THREE |
V4 g STORY RESIDENCE |
R~ 802 SQFT. /
sprer, 0 REoF -» l
BENES < yoman: e ,,
aF LD : » 6.0 MsL ) :
sisizssstasasatsstssinisisitassl
VISUAL INTEREST Bw ﬂoﬂoﬂoﬂ 0ala®
i ——— SLOPE '
r . . . ‘; _é":'\(‘ l’; : E: i l

BAZE TO Q)lwmo
ITHOUT VIER LANDSCAPE REQUIREMENTS
BLOCRAGE
TOTAL REGUIRED YARD AREA:
48| SGFT. (ALONS ALLERTON
couRT)
DOCC0C0 00000010000
PROVIDE A USEABLE/ L B4 s,
TREADABLE GROUND LANDSCAPED AREA,
COVER i 280 SQFT. (18%)
! HARDSCAPED AREA:
12t SGFT, (219)
21 OGPT,
] =
INALICABLE SURFACE ALl REGUIRED YARDS EXCEPT INTERIOR YARDS AND REAR YARDS SHALL BE WITH A MIN, OF AT
WTHOUT SETTING MUD LEAST B0 AND SHALL BE A COMBINATION OF TREES, SHRUBS AND GROUND COVER, THE REMAINING SO% MAY
ON BHOES INCLUDE, BUT IS NOT RESTRICTED 1O, FOUNTAINS REFLECTING POOLS, ART OBJECTS, DECORATIVE NALKWAYS,
SCREENS, WALLS, FENGES, BENCHES, AND DECKS NOT EXCEEDING 8 FEET IN HEIGHT AND PAVED AREAS. (SEGTION
VISUALLY BREAK-UP 15185402 OF THE MISSION BEACH P.D.0)
SR rToEnA;gm LANDECAPING LOCATED WITHIN THE REGUIRED YARDS FOR COURTS ARD PLACES SHALL PROTECT PEDESTRIAN
RATER INFILTRATION VlB’d GORRIDORS BY EMPHASIZING TALL TREES WITH CANOPY AREAS AND GROIND COVER. LANDSCAPING
mmmmm OVERHANQINTOTHEGOURTEANDPLAGES RIGHTS-OF-NAY BELOA A
PEIGHTGF&FEETABWETHE NISH SURFACE OR FINISH GRADE, AS MEASURED AT THE TRUNK, ALL
NDECAPING AND (RRIGATION wmm THE PUBLIC RIGHT-OP-WAY SHALL BE DEVELGPED IN ACCORDANGE WITH
THE LANDSCAPE GUIDELINES OF THE LAND ENT MANUAL.

LR R R XN
R R
oK KK QK K K K
* % ¥ OO k ¥ %

EDGE OF PAVING,
HWALK, WALL, ETC.

NOTE: LOGATE PLANTS EGUIDISTANT (D) FROM
EACH OTHER AS SHOWN, D s SPACING AS
SHOMN ON PLANTING PLAN,

GROUNDCOVER PLANTING DETAIL

I, FINISH GRADE.
2. NATER RETENTION BASIN - 4" HicH

8. FERTILIZER TABLETS PER PLANTING NOTES.

4, BACKFILL MiX PER PLANTING NOTES.

5. MOUND BOTTUM OF HOLE - PUDGLE AND SETTLE
BACKFILL PRIOR TO REPLACEMENT OF PLANT.

€. NATIVE s0IL

SHRUB PLANTING DETAIL

LANDSCAPE DESIGN STATEMENT:

THIS DUPLEX WILL BE IMMERSED IN A LANDSCAPE THAT REEPECTS THE INTIMATE
BE EMPLOYED TO GREATE SEMI-PRIVATE YARDS

THAT ARE IN HARMONY WITH THE EXISTING NE!
BODERING THE ALLERTON COURT
WILL BE SET IN LAWNN TO CONTINUE THE OPEN AND WELCOMING

GHEORHOOD, QUEEN PALMS
CORRIDOR IN KEEPING WITH THE NEIGHBORHOOD

FEEL PRESENT
TODAY WHILE INFORMAL HEDSES OF LOOSE PLANTINGS PROVIDE DEFINITION
BETHEEN NALKWAY AND YARD, THE COMBINATION OF CORRIDOR LINED PALMS,

PE AND DECORATIVE CONCRETE WILL LOOSEN THE

OVERALL
COMPOSITION, CREATING A NEIGHBORLY LANDSCAPE THAT CONFORMS TO THE CITY

COUNCIL POLICY 4D0~14 AND THE CITY OF SAN DIEGO GENERAL PLAM.

MINIMUM TREE
LANDSCAPE CALLS: SEPARATION DIST.:
REQ. TOTAL YARDS: (ALLERTON COURT SETBACK) 45| 8QFT, yrp it AR
DPRIVENAYS (ENTRIES): 10 PT,
REG. LANDSCAPED AREA (SO% OF REQ. YARDS): 2255 SQFT. INTERSECTIONS TING
CURB LINES OF TNO STREETS): 25 PT.
ACTUAL LANDSCAFED AREA (TREES, SHRUBS, GROUND SEPER LI 1o 1.
COVER): (13% OF TOTAL YARD) 280 SQFT.
HARDSCAFPE:
{21% OF TOTAL YARDS) 121 8QFT.
‘1
P |
. I N
o 4 &
SCALE: /40"
Prepared BH‘ Revision 14
4 . Sarch Horton Revision i3:
L PALM TRUNK (SKIN) 1025 West Laure! St. Revision 12:
2. &* HIGH MOUND FOR WATER BEASIN Sylte 106 Revision 1.
8. PALM ROOT BALL San Diege, CA 42101 Revision 10:
4, 4" PERFORATED PVC STANDPIPE WITH FILTER PABRIC (619) 23i-a905 Revision 4:
AND 4" DRAIN CAP b Revision &
5. NATIVE 20IL ax: 281-4288 _1‘
6. B/4" WASHED CRUSHED ASSRESATE g:::{:: o
1. 2" SHREDDED MULCH IN FLANTER BED Project Address: Rodiion &,
INOATLELS; SHALL BE TR AND TIED FRIOR TO 818 ALLERTON COURT Revision 4:
FLANTING, LEAVE TIED B0 DAYS MIN, SAN DIEGO, CA 42104 2::1“;:% 3
2. TRIMMED PALM TO HAVE 6-& FRONDS MAX Revision I: Od-20-0d

8, UPON INSTALLATION, REPRESENTATIVES OF HE GITY, THE
LANDSCAPE ARGHITEGT AND THE LANDSCAPE CONTRACTOR
SHALL DETERMINE IF PALMS REGUIRE SUYING,

NOTE: CONTRACTOR, TO INSTALL 4" PERFORED
STANDPIPE WiTH FILTER FABRIC AND CAPPED WITH 4°
PLASTIC DRAIN GRATE. STANDPIPE TO BE THE DEPTH
OF ROOTBALL AND 6" ABOVE PINISH GRADE,

FALM PLANTING DETAIL

SPECIAL NOTE:
WTHIN THE VIEAN CORRIDOR, NO
STRUCTURE SHALL

HEIGHT AND LANDSCAPING SHALL.

EXCEED 8'-0" IN

BE PLANTED Tt
MAINTAIN PUBLIC VIEANS,
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