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san diego
REPORT NO. PC-14-043
DATE ISSUED: June 4, 2014
ATTENTION: Planning Commission, Agenda of June 26, 2014
SUBJECT: 11th & Broadway (block bounded by Broadway, E Street, Eleventh
Avenue and Park Boulevard) — Centre City Development/Site
Development Permit No. 2014-40 — East Village Neighborhood of the

Downtown Community Plan Area

OWNER/ Pinnacle International Development, Inc.
APPLICANT:

SUMMARY
Issue(s): “Should the Planning Commission (“Commission”) approve Centre City
Development Permit/Site Development Permit (CCDP/SDP) 2014-40 for the 11" &

Broadway project (“Project”)?”

Staff Recommendation: That the Commission approves CCDP/SDP 2014-40 for the
Project.

Historical Resources Board Recommendation: On May 22, 2014, the City of San
Diego (“City”) Historical Resources Board (HRB) voted 5-2 to recommend that the
Commission grant CCDP/SDP 2014-40 for the Project.

Civic San Diego Board Recommendation: On April 30, 2014, the Civic San Diego
(“CivicSD”) Board voted 4-0 to grant Design Review approval and recommend that the
Commission grant CCDP/SDP 2014-40 for the Project.

Community Planning Group Recommendation: On April 23, 2014, the Downtown
Community Planning Council (DCPC) voted 19-3 to support the Project and recommend
that the Commission grant CCDP/SDP 2014-40.

Environmental Review: Development within the Downtown Community Plan (DCP)
area is covered under the Final Environmental Impact Report (FEIR) for the DCP, Centre
City Planned District Ordinance (CCPDO), and 10™ Amendment to the Centre City
Redevelopment Plan, certified by the Former Redevelopment Agency (“Former
Agency”) and City Council (“Council”) on March 14, 2006 (Resolutions R-04001 and R-
301265, respectively) and subsequent addenda to the FEIR certified by the Former
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Agency on August 3, 2007 (Former Agency Resolution R-04193), April 21, 2010
(Former Agency Resolutions R-04508 and R-04510), August 3, 2010 (Former Agency
Resolution R-04544) and certified by the Council on February 12, 2014 (Resolution R-
308724). The FEIR is a “Program EIR” prepared in compliance with California
Environmental Quality Act (CEQA) Guidelines Section 15168. An FEIR Consistency
Evaluation for the Project has been prepared in accordance with suggested best practices
outlined in CEQA Guidelines Section 15168. The Consistency Evaluation concluded that
the Project is within the scope of the development program described in the FEIR and
that the environmental impacts of the Project were adequately addressed in the FEIR;
therefore, no further environmental documentation will be required for the Project under
CEQA.

Fiscal Impact Statement: None.

Code Enforcement Impact: None.

Housing Impact Statement: The Project includes approximately 39 affordable units
restricted at or below 80 percent Area Median Income (AMI) in order to comply with the
City Inclusionary Housing Ordinance (“Inclusionary Ordinance”).

SUMMARY: Pinnacle International Development, Inc. (“Applicant”) is currently seeking
approval of CCDP/SDP 2014-40 to allow the construction of a mixed-use Project containing two
towers of 31 and 32 stories (approximately 310 and 319 feet tall, respectively), comprised of
approximately 618 residential units (39 affordable units) including indoor and outdoor amenity
space, approximately 11,361 square feet of street-level retail space, and 639 parking spaces in
one level of above-grade parking and six levels of below-grade parking. The Project also
includes the relocation and rehabilitation of the two-story 5,048 square-foot Hamilton
Apartments; a locally designated historical building, on the Project site.

DEVELOPMENT TEAM
ROLE FIRM/CONTACT OWNERSHIP
Owner/Developer Pinnacle International Development, | Michael DeCotiis, President
Inc. (Sole Member and Manager)
(Privately Owned)
Architect Martinez and Cutri Architects Art Martinez, Tony Cutri
Tony Cutri, Project Architect (Privately Owned)
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PROJECT DESCRIPTION

The following is a summary of the proposed Project design and program:

Site Area (development site)

40,000

Maximum FAR 10.0/14.0 (w/FAR Bonus/TDR’s not including
Minimum FAR Required Affordable Housing Density Bonus)
Proposed FAR 6.0
15.8 *
FAR Bonuses 3.47 Affordable Housing

0.74 Eco-Roof
1.0 Three-Bedroom Units
0.5 Urban Open Space

Above-Grade Square Footage

636,360 square feet

Stories/Height

4-story/45 feet (podium); 31/32 stories, 310/319 feet
(towers)

Amount of Retail Space

11,361 square feet

Amount of Office Space

N/A

Total Number of Housing Units

579 apartments
39 affordable apartments (80% AMI)
618 Total Units

Housing Unit and Bedroom Count

380 one-bedroom units
163 two-bedroom units
75 three-bedroom units

Projected Rental Rates (Estimated)

Market Rate (Rental)

Affordable Rental (2014 Figures)
One-bedroom — $759-1,214
Two-bedroom — $854-1,366
Three-bedroom — $949-1,518

Number of Units Demolished

13 (located within the Hamilton Apartments)

Inclusionary Housing Ordinance Compliance

10% of Base Units will be affordable apartments

Parking
Required (residential/commercial)
Proposed (residential/commercial)

638 (1 per unit + 1 per 30 units for guest)
639 (618 residential + 21 units for guest)

Common Outdoor Open Space

Required 8,000 square feet (20 percent of lot area)

Proposed 10,630 square feet (26 percent of lot area)
Common Indoor Space

Required 500 square feet

Proposed 4,370 square feet

* Affordable Housing Density Bonus may exceed Maximum FAR limits.
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DISCUSSION

Site Description

The site is an L-shaped parcel containing approximately 40,000 square feet and is located along
Broadway, E Street, Eleventh Avenue, and Park Boulevard in the East Village neighborhood of
the DCP area. The site is fairly flat, sloping approximately six feet from Broadway down to E
Street along Eleventh Avenue. The site is also traversed by a high-pressure sewer interceptor
pipe running through the southwest corner of the site, approximately 60 feet below grade.

The site is currently developed with surface-parking lots and a two-story locally designated
historical resource (the Hamilton Apartments) located mid-block along Eleventh Avenue. The
Applicant is proposing to temporarily remove, rehabilitate, and relocate the Hamilton
Apartments as part of the Project and will require approval of a SDP by the Planning
Commission. A thorough analysis pertaining to the historical resource portion of the Project is
discussed further below.

Uses surrounding the site include a variety of commercial and residential buildings including the
Smart Corner mixed-use project across the street to the north; a single-story auto repair
warehouse to the south; a surface-parking lot to the west; and, the Salvation Army thrift store to
the east across the trolley tracks. Other uses located on the block include the four-story Trolley
Court Hotel, a 190-unit Single Room Occupancy (SRO) hotel directly adjacent to the Project
along Park Boulevard, and two low-rise structures with commercial uses along Broadway, and a
vacant commercial space on the corner of Broadway and Park Boulevard.

Under the CCPDO, the Land Use District for the site is Employment/Residential Mixed-Use
(ER). This designation is intended to provide synergies between educational institutions and
residential neighborhoods and a transition between the Core District and residential
neighborhoods. The ER district allows a variety of uses including residential, office, hotel,
research and development, educational, and medical facilities.

The CCPDO identifies Broadway as a View Corridor and requires a 15-foot setback

at-grade from the edge of the public right-of-way. This setback creates a 29-foot-wide public
sidewalk/plaza similar to the Smart Corner project across the street. Broadway is also considered
a Commercial Street under the CCPDO and requires that a minimum of 60 percent of the street-
level frontage provide active commercial uses. The Park Boulevard corridor, which is an integral
part of the City's “Park-to-Bay Link,” is also identified in the CCPDO as a Commercial Street.
Along the west side of Park Boulevard the Planned District Ordinance requires that a minimum
of 40 percent of the street frontage provide active commercial uses. The Project's entire street
frontage along Broadway and Park Boulevard is devoted to retail/commercial space.

Floor Area Ratio (FAR) Bonus

The Base Maximum FAR for the Project site is 10.0, with the ability to earn an additional 4.0
FAR through the FAR Bonus programs (not including the Affordable Housing FAR bonus,
which may exceed the maximum FAR established for a site). The Project increases the permitted
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FAR from the Base 10.0 to 15.8 through the use of four FAR Bonus Programs including the
Affordable Housing bonus as follows:

Eco-Roof — A landscaped eco-roof will be provided as part of the Project in order to qualify for
an additional 0.74 FAR bonus. A total of 14,838 square feet of roof-top landscaping will be
provided in the Project.

Three-Bedroom Units — The CCPDO provides an FAR Bonus for developments that provide a
minimum of 10 percent of the total amount of dwelling units as three-bedroom units. The Project

will contain approximately 75 three-bedroom units of which 61 units are eligible for an FAR
Bonus of 1.0.

Urban Open Space — Under the CCPDO, developments that reserve a portion of their site for
public Urban Open Space are eligible for an FAR Bonus of 0.5 or 1.0 based on the percentage of
the Urban Open Space in relation to the site area. Developments that reserve 10 percent of their
site area for public Urban Open Space, as the Applicant proposes, are eligible to receive 0.5 FAR
Bonus.

Affordable Housing — Under the CCPDO, the Project is entitled to earn up to a 35 percent density
bonus under the Affordable Housing bonus provisions, if 10 percent of the Base FAR units are
restricted at 80 percent AMI for a minimum of 55 years. The Project proposes to utilize these
bonus provisions to obtain an additional 3.47 FAR by providing 39 affordable low-income rental
units, which is equivalent to 10 percent of the total units within the Base 10.0 FAR.

DESIGN REVIEW

The Project consists of a mixed-use development comprised of 31- and 32-story (310 and 319
feet tall, respectively) residential towers containing a total of 618 apartment units (including 39
affordable units) above a four-story, 45-foot-tall building base. The ground level of the Project
consists of approximately 11,361 square feet of retail space, residential lobbies, building
services, a relocated historical building, and urban open space along the Eleventh Avenue street
frontage. Residents will access the building through residential lobbies fronting on Eleventh
Avenue and E Street. The Project contains one level of at-grade parking and six levels of
subterranean parking containing approximately 618 residential parking spaces, plus 21 spaces for
residential guests (639 spaces total). Vehicular access for the Project is provided via a driveway
from Eleventh Avenue and E Street.

The design of the towers is intended to be simple and similar in form and mass. Both towers are
composed primarily of a light blue, glass window-wall system, metal, and a minimal amount of
painted concrete in combination with light blue-colored mullions. The balconies are clad in dark
metal around the slab edge as opposed to exposing the concrete as is typical in recent high-rise
developments. The towers are articulated in five-floor vertical sections through the use of a
darker horizontal metal band. Slight variations in fenestration, material, and plane offsets create
visual interest by providing shadow and relief. Both towers include a four-foot wide vertical
element extending from the ground floor to the top of the tower that also creates a frame element
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over the roof. This vertical element is composed of Carrera marble to the top of the building base
and then transitions into porcelainized metal panels.

The building-base design is simple and uniform, composed of large vertical frame elements clad
with 12 inch by 24 inch dark grey ceramic tile for the entire length of the Project. The storefront
windows extend the full 20-foot height of the retail and residential lobby space. The frame
elements are designed to give the appearance of a series of vertical “colonnades,” the storefront
windows are set back approximately two feet. Two horizontal bands of residential units complete
the podium above the street level.

Historical Building Relocation

The Project also includes the temporary removal, relocation, and rehabilitation of the two-story,
5,084 square foot Hamilton Apartments, a locally designated historical resource. The Hamilton
Apartment building is comprised of a two-story wood-framed building containing approximately
13 units. The original, eastern portion of the building was constructed in 1886 by the First
Presbyterian Church of San Diego as a parsonage for the church’s pastor. The western portion of
the building was built in 1907. The building also contains a small two-story non-original
addition, which is proposed to be demolished as part of the Project.

In September 2005, the Hamilton Apartment building was designated and included in the San
Diego Register as HRB Site No. 727. The building was designated after being included as Site
No. 53 in the East Village Combined Historical Surveys in 2005, where it was evaluated as
eligible for local listing. The building was designated for its local significance under two HRB
criteria: HRB Criterion A for its social, economic, and architectural contributions to the history
of the East Village neighborhood in that it exemplifies the physical evolution from a single-
family home to its expansion into an SRO to accommodate the population boom generated by
the 1915 Panama-Pacific Exposition in Balboa Park; and, HRB Criterion C as a good example of
Italianate architecture.

As part of the Project, the Hamilton Apartments will be disassembled, removed, and temporarily
stored at an off-site warehouse under the developer’s control during the construction of the
underground parking garage. The walls and roof will be disassembled into the largest and fewest
number of segments that can feasibly be managed. Rehabilitation of the structure will occur
while the building is in storage and includes rehabilitation of the building’s doors, windows,
walls, and roof panels. Once construction is complete, the building will be returned to the site
and located approximately 50 feet south from its original location on Eleventh Avenue and will
be surrounded by the tower podiums for buildings one and two. The historical building will be
located adjacent to retail, a 2,120 square-foot plaza to the north, and main driveway entry to the
south. A new foundation and simple concrete frame will be constructed and will serve as the
structural framework for the rehabilitated building and utilities will be extended to the site. The
building’s interior will be completely remodeled to accommodate retail on the ground level and
residential amenity space on the second floor. All work proposed on the building will be
consistent with the United States Secretary of the Interior Standards (‘“‘Standards™).
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SDP

Under Chapters 11-14 of the Land Development Code (LDC), substantial alterations to a
designated historical resource require approval of a SDP, a Process 4 decision by the
Commission after a recommendation by the HRB. The proposed relocation of the Hamilton

Apartments is considered a substantial alteration; therefore, the Project requires approval of a
SDP.

SDP Findings — in order to approve a SDP, the Commission must make specific general findings
in addition to supplemental findings for substantial alterations to a historical resource. The
Applicant’s consultant has submitted draft findings in support of this request (Attachment C).

General Findings — San Diego Municipal Code (SDMCQC) § 126.0504 (a):

L.

The proposed development will not adversely affect the applicable land use plan
The DCP lists the following goals and policies for historical resources:

a) For locally designated historical resources, “Whenever possible, retain resource on-site.
Partial retention, relocation, or demolition of a resource shall only be permitted through
applicable City procedures.”

b) Protect historical resources to communicate downtown’s heritage.

¢) Encourage the rehabilitation and reuse of historical resources.

d) Allow development adjacent to historical resources respectful of context and heritage,
while permitting contemporary design solutions that do not adversely impact historical
resources.

e) Encourage the retention of historical resources on-site with new development. If retention
of the historical resource on-site is found to be infeasible under appropriate City review
procedures, the potential relocation of the historical resource to another location within
downtown shall be explored and, if feasible, adopted as a condition of a SDP.

The Project meets the design goals of the DCP and CCPDO for new developments in this
area. The Project will add vitality to the neighborhood and provide a variety of residential
units including much needed three-bedroom units and affordable units. It will also
rehabilitate a historical building and provide unique retail space for a small business and
amenity space for residential tenants. The minor relocation of the Hamilton Apartments is a
practical means of protecting a threatened resource and preserves its architectural heritage
within the neighborhood.

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

The proposed Project will consist of a mixed-use development, including the temporary
removal, relocation, and rehabilitation of a designated historical resource. The proposed
Project will be consistent with the DCP and CCPDO with approval of the CCDP/SDP. The
Project will be compatible with the nearby residential and commercial buildings and
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consistent with the future planned development of the area without harming the public health,
safety, and welfare.

3. The proposed development will comply with the applicable provisions of the LDC

The proposed Project will comply with the applicable provisions of the LDC for a historical
resources deviation for relocation of designated historical resources with approval of the
SDP. The proposed relocation and rehabilitation work on the building will be consistent with
the Standards and will not create any adverse impacts to the designated building. Impacts
related to the proposed relocation would be reduced through implementation of the required
mitigation measures found in the FEIR and additional conditions of approval as required by
the Historical Resources Guidelines of the City’s LDC.

Supplemental Findings — Historical Resources Deviations for Relocation of Designated
Historical Resource - SDMC{§126.0504(h):

Findings for relocation of a designated historical resource are required for approval of the permit,
consistent with the Municipal Code Section 126.0504(h) as follows:

1. There are no feasible measures, including maintaining the resource on site, that can
further minimize the potential adverse effects on historical resources.

The purpose of the City Historical Resources Regulations is to protect, preserve, and
where damaged, restore the historical resources of San Diego, which include historical
buildings, historical structures or historical objects, important archaeological sites,
historical districts, historical landscapes, and traditional cultural properties. These
regulations are intended to assure that development occurs in a manner that protects the
overall quality of historical resources and seeks to minimize the potential for any adverse
effects on the historical resource.

As part of the proposed Project, the historical building would be removed from its current
location and disassembled into fagade and roof segments, braced with steel strong-backs
and temporarily relocated to a secure off-site location where the building would be
rehabilitated and protected during the construction of the underground parking structure.
Upon completion of construction of the underground parking structure a new foundation
and concrete frame is proposed to be constructed to serve as the structural framework for
the rehabilitated building. In an effort to minimize potential adverse effects that could be
caused by the proposed development, the Applicant evaluated two options for the
building’s relocation once it is time to return the building to the Project site. The first
option (currently proposed) would be to relocate the rehabilitated building approximately
50 feet to the south of the building’s original location. The second option would be to
return the building to its original location. Based on an analysis of structural, building
code, and economic feasibility factors, it was determined that implementation of the
second option would be infeasible and would impact the development potential of the
site. Therefore, the most feasible alternative is to relocate the building per the first option.
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Although the Project proposes to move the historical building 50 feet south on the Project
site, which normally could have an adverse effect, in this instance it is beneficial because
the resource will be set apart from the new high-rise construction and surrounded on two
sides by the building base which is lower in scale and more compatible with the historical
building. In addition, the proposed relocation and rehabilitation of the historical resource
will result in reduced physical impacts to the overall integrity of the resource while
keeping it in close proximity to its original location with an increase in public visibility.
A thorough explanation provided by the developer for each of the Options has been
included in Attachment C.

The proposed relocation will not destroy the historical, cultural, or architectural values
of the historical resource and the relocation is part of a definitive series of actions that
will assure the preservation of the designated historical resource.

The temporary removal, relocation, rehabilitation and reuse of the Hamilton Apartments
will not destroy the historical and architectural values of the resource. The building is
proposed to be disassembled, removed, and temporarily stored at an off-site warehouse
under the developer’s control during the construction of the underground parking garage.
The walls and roof will be disassembled into the largest and fewest number of segments
that can feasibly be managed. Rehabilitation of the structure will occur while the building
is in storage and includes rehabilitation of the building’s doors, windows, walls, and roof
panels. Once the construction of the garage is complete, the building will be returned to
the site and located approximately 50 feet south from its original location on Eleventh
Avenue. A new foundation and simple concrete frame will be constructed and will serve
as the structural framework for the rehabilitated building and utilities will be extended to
the site. With the exception of the relocation of the resource, the rehabilitation will be
consistent with the Standards to ensure that historical and architectural values are
maintained. A qualified historical architectural monitor will supervise the disassembly,
relocation, and rehabilitation aspects of the Project. Once relocation and rehabilitation is
complete, the designation status of the resource will be transferred to its relocation site
and will remain a designated resource under the jurisdiction of the HRB.

The Applicant will also be required to implement measures identified in the FEIR
Mitigation, Monitoring and Reporting Program for the relocation, rehabilitation, and
reuse of a designated historic resource and will comply with the rules, regulations, and
ordinances pertaining to the designation status and the conditions of the SDP as required
by the SDMC. In addition, the Applicant will prepare a Historical American Building
Survey (HABS) of the property site consistent with the National Park Service’s Criterion
Consideration B for moved properties and the City’s Historical Resources Regulations.
These measures ensure that the proposed relocation, rehabilitation, and reuse will not
destroy the historical, cultural, or architectural values of the historical resource and the
relocation will be part of a definitive series of actions to assure the preservation of the
designated historical resource.
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3, There are special circumstances or conditions apart from the existence of the historical
resource, applying to the land that are peculiar to the land and are not of the applicant’s
making, whereby the strict application of the provisions of the historical resources
regulations would deprive the property owner of reasonable use of the land.

The DCP’s goals for the surrounding neighborhood call for greater development
intensity, especially on vacant and underdeveloped sites. Since the time during which the
Hamilton Apartments were designated as a historical resource, the area surrounding the
site has seen an increase in density and larger scale development consistent with these
goals. Included in this growth are multi-story development projects including the Smart
Corner Project located directly south of the Hamilton Apartments; the 9" & Broadway
affordable housing development located to the west; and, a variety of mid- and high-rise
mixed-use residential developments located to the east of the trolley tracks in the East
Village neighborhood. The existing location of the historical resource and the overall
setting and context of the neighborhood constitute special circumstances and conditions,
which exist apart from the presence of the historical resource.

These special circumstances applying to the land, including the presence of a historical
resource in the middle of the block along Eleventh Avenue, are peculiar to the land and
are not of the developer’s making. Therefore, the strict application of the provisions of
the historical resources regulations would deprive the developer, as the property owner,
of reasonable use of the land compared to other properties in the area and the goals and
policies of the DCP.

CONCLUSION

Staff recommends that the Commission grants CCDP/SDP 2014-40 for the Project.

Concurred by

>

Andrew Phillips
Interim President

Brad Richter
Assistant Vice President, Planning

Attachments: A — Draft CCDP/SDP No. 2014-40
B — Draft Planning Commission Resolution
C — Applicant’s Site Development Permit Findings
D — Treatment Plan
Basic Concept/Schematic Drawings
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11™ & Broadway

CCDP/SDP No. 2014-14

11™ & BROADWAY
CCDP/SDP NO. 2014-14

This Centre City Development/Site Development Permit No. 2014-14 is granted by the City of
San Diego Planning Commission to PINNACLE INTERNATIONAL DEVELOPMENT, INC.,
Owner/Permittee, to allow: 1) the relocation and rehabilitation of Historical Resources Board
(HRB) Site No. 727, as shown in the Treatment Plan dated April 22, 2014 and, 2) the
construction of a mixed-use Project containing two towers of 31 and 32 stories (approximately
310 and 319 feet tall, respectively), comprised of approximately 618 residential units (39
affordable units) including indoor and outdoor amenity space, approximately 11,361 square feet
of street-level retail space, and 639 parking spaces in one level of above grade parking and six
levels of below-grade parking on the 40,000 square foot site bounded by Broadway, 11th
Avenue, E Street and Park Boulevard in the East Village neighborhood of the Downtown
Community Plan (DCP) area and more particularly described as Lots A, B, D, E, F, G, H of
Block 50 of Horton's Addition, in the City of San Diego, County of San Diego, State of
California, according to partition map thereof on file in the office of the county recorder of San
Diego County.

Subject to the terms and conditions set forth in this Permit, permission is granted to the
Owner/Permittee to construct and operate uses as described and identified by size, dimension,
quantity, type and location as follows and on the approved exhibits dated April 8, 2014, on file in
the Civic San Diego (CivicSD) Planning Department.

1. General

The Owner/Permittee shall construct, or cause to be constructed on the site, a residential
mixed-use development consisting of two towers of 31 and 32 stories (approximately 310
and 319 feet tall) comprised of approximately 618 residential units (39 affordable units)
including indoor and outdoor amenity space, approximately 11,361 square feet of
commercial space and 639 parking spaces in one level of above grade parking and six
levels of below-grade parking. The total Floor Area Ratio (FAR) of the development for
all uses above ground shall not exceed 15.8 (includes all FAR Bonuses). The building
shall not exceed a height of 319 feet above grade level, measured to the top of the parapet
of the uppermost floor, with roof equipment enclosures, elevator penthouses, mechanical
screening and architectural elements above this height permitted per the Centre City
Planned District Ordinance (CCPDO).

2. Site Development Permit

The City of San Diego Planning Commission hereby grants a Site Development Permit
(SDP) allowing the Relocation of a Designated Historical Resources as follows:

a. City of San Diego HRB Site No. 727, the Hamilton Apartments located at 941
Eleventh Avenue will be relocated from its current location approximately 50 feet
to the south on the same site as shown in the Treatment Plan dated April 22, 2014
and the Basic Concept Drawings dated April 8, 2014.
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All modifications to, and rehabilitation of, the Hamilton Apartments, shall be
performed in accordance with the National Park Service Standards for Relocation,
U.S. Secretary of the Interior’s Standards (Standards) for rehabilitation of
historical structures, City of San Diego Historical Resources Guidelines and the
Treatment Plan required under the FEIR Mitigation, Monitoring and Reporting
Program (MMRP) Measures HIST A.1-1 and HIST A.1-2. In addition, the
following conditions apply:

1. HABS Level III documentation shall be completed for the structure prior to
issuance of building permits.

2. A qualified historical architectural monitor (approved by City of San Diego
Plan-Historic Staff) will supervise the relocation, rehabilitation and reuse of
the building.

3. A permanent plaque shall be provided on the exterior wall of the historic
building describing the buildings original addresss/location. The design shall
be approved by City of San Diego Plan-Historic staff prior to issuance of
building permits and installation.

4. If any of the materials (exterior walls, window frames, roof and architectural
details) are deteriorated and cannot be rehabilitated, and/or not permitted to be
reinstalled by City of San Diego building officials, they may be recreated of
new materials with the prior approval of the materials and execution methods
of the City of San Diego Plan-Historic staff.

3. Floor Area Ratio (FAR) Bonus

An increase in the maximum allowable Base 10.0 FAR to 15.8 FAR is hereby granted
under the following provisions of the CCPDO:

a.

Affordable Housing (Section 156.0309(e)(1)) - The development is entitled to an
additional 3.47 FAR (138,800 square feet). The Owner/Permittee shall provide a
minimum of 39 affordable units restricted to 51% -80% of Area Median Income
(AMI) for a minimum of 55 years. An agreement with the San Diego Housing
Commission shall be executed to enforce and monitor the affordability
restrictions prior to issuance of any building permit for construction of any
residential unit.

Urban Open Space (Section 156.0309(e)(2) - The development is entitled to up to
0.5 FAR (20,000 square feet) under the provisions of the CCPDO for the
provision of 4,091 square feet (20% of total site area) of Urban Open Space
designed as approved during the Design Review process and as shown in the
Basic/Concept Drawings. Specifications for the design of the Urban Open Space
shall be submitted with 100% Construction Drawings and approved by CivicSD
prior to issuance of a Building Permit. The Urban Open Space shall also be
subject to the following:
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1. The Urban Open Space shall be open to the general public at least between
the hours of 6:00a.m. and 10:00p.m. every day. The open space area shall
have signs indicating that the public is welcome and the hours of closure, if
applicable.

iil. CC& R's shall be recorded on the property providing for the development
and on-going maintenance of the open space area to City standards in
perpetuity. These provisions shall be approved by CivicSD and the City
Attorney's Office prior to issuance of a Building Permit.

& Three-Bedrooms Units (Section 156.0309(e)(3))- The development is entitled to
1.0 FAR (40,000 square feet) for the provision of 61 three-bedroom units,
equivalent to equivalent to 10 percent of the total amount of dwelling units within
the development. The development shall provide a minimum of 80 percent of the
gross floor area for residential uses. Eligible three-bedroom units shall not exceed
1,200 square feet and shall contain a minimum of 700 square feet, with additional
area for an enclosed closet. Covenants, Conditions and Restrictions (CC&R’s)
shall be recorded on the property to ensure the number of bedrooms in the units
used to earn the FAR are not reduced. Such CC&Rs shall be in a form approved
by CivicSD and the City Attorney’s Office and shall be recorded prior to issuance
of a Building Permit.

d. Eco-Roof (Section 156.0309(e) (4)(A) through (C) — The development is entitled
to up to 0.74 FAR (29,600 square feet). The FAR Bonus shall be granted with the
provision of 14,838 square feet of the roof area above a height of 30 feet planted
as an eco-roof in accordance with the CCPDO and as illustrated on the Basic
Concept/Schematic Drawings. CC&R’s shall be recorded on the property
providing for the development and on-going maintenance, and replacement, if
necessary, of the eco-roof to City standards for the life of the development. Such
CC&Rs shall be in a form approved by CivicSD and the City Attorney’s Office
and shall be recorded prior to issuance of a Building Permit.

4. Parking

The development includes 639 parking spaces. A minimum of 618 spaces shall be
dedicated to the development’s residential component and 21 shall be dedicated to
visitors/guests, and shall be designed to City Standards. These parking spaces shall be
allocated to the development’s residential units. If any additional residential parking
spaces are designed with dimensions less than the City Standards, future buyers (if
converted to condominium) of the residential units shall be informed of the dimensional
size of their parking spaces prior to the sale of such units. Any subterranean parking
facilities encroaching into the public right-of-way shall be located a minimum of six feet
back from the face of curb to a depth of eight feet below sidewalk grade, measured to the
outside of any shoring. An Encroachment Removal and Maintenance Agreement shall be
obtained from the City to allow any encroachment of the garage into the public right-of-
way.
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Development Phasing

The Project may be constructed in two phases as follows: Phase I shall include the
construction of the south tower and associated parking. Phase II on the southern 20,000
square feet of the site shall include the construction of the north tower and associated
parking and include the relocation and rehabilitation of City of San Diego HRB Site No.
727, the Hamilton Apartments located at 941 Eleventh Avenue Hamilton Apartments on
the northern 20,000 square feet of the site. Phase II shall be authorized under this
development permit if building permits are issued for Phase II by the City of San Diego
within three years from the issuance of final occupancy for Phase I under this
development permit; otherwise, Phase II shall require an extension and/or amendment to
this development permit or be authorized by a new development permit.

AIRPORT REQUIREMENTS

6.

Airport Approach Overlay Zone

The Owner/Permittee shall comply with the procedures established by the City of San
Diego Airport Approach Overlay Zone (and any successor or amendment thereto) for
structures which exceed 30 feet in height (Chapter 13, Article 2, Division 2 of the San
Diego Municipal Code) and shall be required to obtain a valid Federal Aviation
Administration (FAA) "Determination of No Hazard to Air Navigation".

PLANNING AND DESIGN REQUIREMENTS

7.

Residential Amenities and Facilities

The development includes the following residential amenities and facilities as illustrated
on the approved Basic Concept/Schematic Drawings, which shall be required to be
maintained within the development in perpetuity:

a.

Pet Open Space — A minimum of 100 square feet of contiguous area for use by
pets and clearly marked for such exclusive use. The pet open space must contain
permeable surface of gravel, sand, grass or similar, or a concrete surface
connected to a drain in proximity to an outside faucet for washing down the
surface. The development shall be responsible for daily cleaning and regular
maintenance of this space. This open space shall be located within the interior of
the development and shall not be located adjacent to public right-of-way areas.

Common Outdoor Open Space — 10,630 square feet of common outdoor space.
The dimensions of the common outdoor open space must not be reduced for the
life of the development. A minimum of ten percent (10%) of each common
outdoor open space area must be planted area and each area must be accessible to
all residents of the development through a common corridor.
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Common Indoor Space — 4,370 square feet of common indoor amenity space. The
spaces shall be maintained for use by residents of the development and must be
accessible through a common corridor. The area may contain active or passive
recreational facilities, meeting space, computer terminals, or other activity space.

Off-Street Loading Bay — The development shall provide and maintain an off-
street loading bay for use by the residents of the development. Loading bay
dimensions shall be a minimum of 35 feet-deep, 13 feet-wide, and 13 feet-tall.
The loading area shall have direct access to the internal circulation system and
elevators.

8. Urban Design Standards

The proposed development, including its architectural design concepts and off-site
improvements, shall be consistent with the CCPDO and Centre City Streetscape Manual.
These standards, together with the following specific conditions, will be used as a basis
for evaluating the development through all stages of the development process.

a.

Architectural Standards - The architecture of the development shall establish a
high quality of design and complement the design and character of the East
Village neighborhood as shown in the approved Basic Concept/Schematic
Drawings on file with CivicSD. The development shall utilize a coordinated color
scheme consistent with the approved Basic Concept/Schematic Drawings.

Form and Scale - The development shall consist of a mixed-use Project containing
two towers of 31 and 32 stories (approximately 310 and 319 feet tall) measured to
the top of the roofline, with roof equipment enclosures, elevator penthouses, and
mechanical screening above this height permitted per the CCPDO and the FAA.
All building elements shall be complementary in form, scale, and architectural
style.

Building Materials - All building materials shall be of a high quality as shown in
the Basic Concept/Schematic Drawings and approved materials board. All
materials and installation shall exhibit high-quality design, detailing, and
construction execution to create a durable and high quality finish. The base of the
buildings shall be clad in upgraded materials and carry down to within 1 (one)
inch of finish sidewalk grade, as illustrated in the approved Basic
Concept/Schematic Drawings. Any plaster materials shall consist of a hard
troweled, or equivalent, smooth finish. Any stone materials shall employ larger
modules and full-corner profiles to create a substantial and non-veneer
appearance. Any graffiti coatings shall be extended the full height of the upgraded
base materials or up to a natural design break such a cornice line. All down-
spouts, exhaust caps, and other additive elements shall be superior grade for urban
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locations, carefully composed to reinforce the architectural design. Reflectivity of
the glass shall be the minimum reflectivity required by Title 24.

All construction details shall be of the highest standard and executed to minimize
weathering, eliminate staining, and not cause deterioration of materials on
adjacent properties or the public right of way. No substitutions of materials or
colors shall be permitted without the prior written consent of the CivicSD. A final
materials board which illustrates the location, color, quality, and texture of
proposed exterior materials shall be submitted with 100% Construction Drawings
and shall be consistent with the materials board approved with the Basic Concept/
Schematic Drawings.

d. Street Level Design - Architectural features such as awnings and other design
features which add human scale to the streetscape are encouraged where they are
consistent with the design theme of the structure. Exit corridors including
garage/motor-court entrances shall provide a finished appearance to the street
with street level exterior finishes wrapping into the openings a minimum of ten
feet.

All exhaust caps, lighting, sprinkler heads, and other elements on the undersides
of all balconies and surfaces shall be logically composed and placed to minimize
their visibility, while meeting code requirements. All soffit materials shall be high
quality and consistent with adjacent elevation materials (no stucco or other
inconsistent material), and incorporate drip edges and other details to minimize
staining and ensure long-term durability.

& Utilitarian Areas - Areas housing trash, storage, or other utility services shall be
located in the garage or otherwise completely concealed from view of the public
right-of-way and adjoining developments, except for utilities required to be
exposed by the City or utility company. The development shall provide trash and
recyclable material storage areas per Municipal Code Sections 142.0810 and
142.0820. Such areas shall be provided within an enclosed building/garage area
and shall be kept clean and orderly at all times. The development shall implement
a recycling program to provide for the separation of recyclable materials from the
non-recyclable trash materials.

f. Mail/Delivery Locations - It is the Owner/Permittee’s responsibility to coordinate
mail service and mailbox locations with the United States Postal Service and to
minimize curb spaces devoted to postal/loading use. The Owner/Permittee shall
locate all mailboxes and parcel lockers outside of the public right-of-way, either
within the building or recessed into a building wall. A single, centralized interior
mail area in a common lobby area is encouraged for all residential units within a
development, including associated townhouses with individual street entrances.
Individual commercial spaces shall utilize a centralized delivery stations within
the building or recessed into a building wall, which may be shared with residential
uses sharing a common street frontage address.
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g. Access - Vehicular access to the development’s parking shall be limited to two
driveways; one on 11th Avenue and one on E Street; the curbcuts for the
vehicular access driveways shall not exceed 24 feet-in-width

h. Circulation and Parking - The Owner/Permittee shall prepare a plan which
identifies the location of curbside parking control zones, parking meters, fire
hydrants, trees, and street lights. Such plan shall be submitted in conjunction with
100% Construction Drawings.

All subterranean parking shall meet the requirements of the Building Department,
Fire Department and City Engineer. All parking shall be mechanically ventilated.
The exhaust system for mechanically ventilated structures shall be located to
mitigate noise and exhaust impacts on residential units, adjoining properties and
the public right-of-way.

1. Open Space/Development Amenities - A landscape plan that illustrates the
relationship of the proposed on and off-site improvements and the location of
water, and electrical hookups shall be submitted with 100% Construction

Drawings.

] Roof Tops - A rooftop equipment and appurtenance location and screening plan
shall be prepared and submitted with 100% Construction Drawings. Any roof-top
mechanical equipment must be grouped, enclosed, and screened from surrounding
views (including views from above).

k. Signage - All signs shall comply with the City of San Diego Sign Regulations and
the CCPDO.

1. Lighting - A lighting plan which highlights the architectural qualities of the
proposed development and also enhances the lighting of the public right-of-way
shall be submitted with 100% Construction Drawings. All lighting shall be
designed to avoid illumination of adjoining properties.

m. Noise Control - All mechanical equipment, including but not limited to, air
conditioning, heating and exhaust systems, shall comply with the City of San
Diego Noise Ordinance and California Noise Insulation Standards as set forth in
Title 24 of the California Code of Regulations. All mechanical equipment shall be
located to mitigate noise and exhaust impacts on adjoining development,
particularly residential. Owner/Permittee shall provide evidence of compliance at
100% Construction Drawings.

n. Energy Considerations - The design of the improvements shall include, where
feasible, energy conservation construction techniques and design, including
cogeneration facilities, and active and passive solar energy design. The
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Owner/Permittee shall demonstrate consideration of such energy features during
the review of the 100% Construction Drawings.

0. Street Address - Building address numbers shall be provided that are visible and
legible from the public right-of-way.

9. On-Site Improvements

All off-site and on-site improvements shall be designed as part of an integral site
development. An on-site improvement plan shall be submitted with the 100%
Construction Drawings. Any on-site landscaping shall establish a high quality of design
and be sensitive to landscape materials and design planned for the adjoining public
rights-of-way.

PUBLIC IMPROVEMENTS, LANDSCAPING AND UTILITY REQUIREMENTS

10. Off-Site Improvements

The following public improvements shall be installed in accordance with the Centre City
Streetscape Manual. The Manual is currently being updated and the Owner/Permittee
shall install the appropriate improvements according to the latest requirements at the time
of Building Permit issuance:

Off-Site Broadway Eleventh Avenue Park Blvd. E Street

Improvements

Paving Broadway Paving Gateway Paving Park to Bay Link Gateway Paving

Street Trees Southern Magnolia Jacaranda London Plane Chinese Evergreen
Elm

Street Lights Gateway Lights Gateway Tear Drop Light Gateway

All trees shall be planted at a minimum 36-inch box size with tree grates provided as
specified in the Centre City Streetscape Manual, and shall meet the requirements of Title
24. Tree spacing shall be accommodated after street lights have been sited, and generally
spaced 20 to 25 feet on center. All landscaping shall be irrigated with private water
service from the subject property.

The Owner/Permittee will be responsible for evaluating, with consultation with the
CivicSD, whether any existing trees within the right-of-way shall be maintained and
preserved. No trees shall be removed prior to obtaining a Tree Removal Permit from the
Development Services Department per City Council Policy 200-05.

a. Street Lights - All existing lights shall be evaluated to determine if they meet
current CivicSD and City requirements, and shall be modified or replaced if
necessary.
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b.

Sidewalk Paving - Any specialized paving materials shall be approved through
the execution of an Encroachment Removal and Maintenance Agreement with the
City.

Litter Containers — The development shall provide four liter receptacles and shall
be located as specified in Figure 7 of the Centre City Streetscape Manual.

Landscaping - All required landscaping shall be maintained in a disease, weed
and litter free condition at all times. If any required landscaping (including
existing or new plantings, hardscape, landscape features, etc.) indicated on the
approved construction documents is damaged or removed during demolition or
construction, it shall be repaired and/or replaced in kind and equivalent in size per
the approved documents and to the satisfaction of the CivicSD within 30 days of
damage or Certificate of Occupancy.

Planters - Planters shall be permitted to encroach into the right-of-way a
maximum of two (2) feet for sidewalk areas measuring at least 12-feet and less
than 14 feet-in-width. For sidewalk areas 14 feet or wider, the maximum
permitted planter encroachment shall be three feet. The planter encroachment
shall be measured from the property line to the face of the curb/wall surrounding
the planter. A minimum 6-foot clear path shall be maintained between the face of
the planter and the edge of any tree grate or other obstruction in the right-of-way.

On-Street Parking - The Owner/Permittee shall maximize the on-street parking
wherever feasible.

Public Utilities - The Owner/Permittee shall be responsible for the connection of
on-site sewer, water and storm drain systems from the development to the City

Utilities located in the public right-of-way. Sewer, water, and roof drain laterals
shall be connected to the appropriate utility mains within the street and beneath
the sidewalk. The Owner/Permittee may use existing laterals if acceptable to the
City, and if not, Owner/Permittee shall cut and plug existing laterals at such
places and in the manner required by the City, and install new laterals. Private
sewer laterals require an Encroachment Maintenance and Removal Agreement.

If it is determined that existing water and sewer services are not of adequate size
to serve the proposed development, the Owner/Permittee will be required to
abandon (kill) any unused water and sewer services and install new services and
meters. Service kills require an engineering permit and must be shown on a public
improvement plan. All proposed public water and sewer facilities, including
services and meters, must be designed and constructed in accordance with
established criteria in the most current edition of City of San Diego Water and
Sewer Facility Design Guidelines and City regulations standards and practices
pertaining thereto.

10
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11.

Proposed private underground sewer facilities located within a single lot shall be
designed to meet the requirements of the California Uniform Plumbing Code and
shall be reviewed as part of the Building Permit plan check. If and when the
Owner/Permittee submits for a tentative map or tentative map waiver, the Water
Department will require CC&Rs to address the operation and maintenance of the
private on-site water system serving the development. No structures or
landscaping of any kind shall be installed within 10 feet of water facilities.

All roof drainage and sump drainage, if any, shall be connected to the storm drain
system in the public street, or if no system exists, to the street gutters through
sidewalk underdrains. Such underdrains shall be approved through an
Encroachment Removal Agreement with the City. The Owner/Permitee shall
comply with the City of San Diego Storm Water Management and Discharge
Control Ordinance and the storm water pollution prevention requirements of
Chapter 14, Article 2, Division 1 and Chapter 14, Article 2, Division 2 of the
Land Development Code.

Franchise Public Utilities - The Owner/Permittee shall be responsible for the
installation or relocation of franchise utility connections including, but not limited
to, gas, electric, telephone and cable, to the development and all extensions of
those utilities in public streets. Existing franchised utilities located above grade
serving the property and in the sidewalk right-of-way shall be removed and
incorporated into the adjoining development where feasible.

Fire Hydrants - If required, the Owner/Permittee shall install fire hydrants at
locations satisfactory to the City of San Diego Fire Department and Development
Services Department.

Water Meters and Backflow Preventers - The Owner/Permittee shall locate all
water meters and backflow preventers in locations satisfactory to the
PublicUtilities Department and CivicSD. Backflow preventers shall be located
outside of the public right-of-way adjacent to the development’s water meters,
either within the building, a recessed alcove area, or within a plaza or landscaping
area. The devices shall be screened from view from the public right-of-way. All
items of improvement shall be performed in accordance with the technical
specifications, standards, and practices of the City of San Diego's Engineering,
Public Utilities and Building Inspection Departments and shall be subject to their
review and approval. Improvements shall meet the requirements of Title 24 of the
State Building Code.

Removal and/or Remedy of Soil and/or Water Contamination

The Owner/Permittee shall (at its own cost and expense) remove and/or otherwise
remedy as provided by law and implementing rules and regulations, and as required by
appropriate governmental authorities, any contaminated or hazardous soil and/or water
conditions on the Site. Such work may include without limitation the following:

11
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a. Remove (and dispose of) and/or treat any contaminated soil and/or water on the
site (and encountered during installation of improvements in the adjacent public
rights-of-way which the Owner/Permittee is to install) as necessary to comply
with applicable governmental standards and requirements.

b. Design construct all improvements on the site in a manner which will assure
protection of occupants and all improvements from any contamination, whether in
vapor or other form, and/or from the direct and indirect effects thereof.

c. Prepare a site safety plan and submit it to the appropriate governmental agency,
CivicSD, and other authorities for approval in connection with obtaining a
building permit for the construction of improvements on the site. Such site safety
plan shall assure workers and other visitors to the site of protection from any
health and safety hazards during development and construction of the
improvements. Such site safety plan shall include monitoring and appropriate
protective action against vapors and/or the effect thereof.

d. Obtain from the County of San Diego and/or California Regional Water Quality
Control Board and/or any other authorities required by law any permits or other
approvals required in connection with the removal and/or remedy of soil and/or
water contamination, in connection with the development and construction on the
site.

& If required due to the presence of contamination, an impermeable membrane or
other acceptable construction alternative shall be installed beneath the foundation
of the building. Drawings and specifications for such vapor barrier system shall
be submitted for review and approval by the appropriate governmental authorities.

STANDARD REQUIREMENTS

12.

13.

Environmental Impact Mitigation Monitoring and Reporting Program (MMRP)

As required by the San Diego Municipal Code Section 156.0304 (f), the development
shall comply with all applicable MMRP measures from the 2006 Final Environmental
Impact Report (FEIR) for the Downtown Community Plan as applicable.

Development Impact Fees

The development will be subject to Centre City Development Impact Fees. For
developments containing commercial space(s) the Owner/Permittee shall provide to the
City's Facilities Financing Department the following information at the time of
application for building permit plan check: 1) total square footage for commercial lease
spaces and all areas within the building dedicated to support those commercial spaces
including, but not limited to: loading areas, service areas and corridors, utility rooms, and
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