DATE ISSUED: April 13,2017 REPORT NO. PC-17-026
HEARING DATE: April 20, 2017

SUBJECT: FRIARS ROAD MIXED-USE; Process Four Decision

PROJECT NUMBER: 453373

OWNER/APPLICANT:  Guardian Investment Capital, LLC, a California Domestic Limited-Liability
Company

SUMMARY:

Issues: Should the Planning Commission approve an application for the demolition of three
commercial buildings and the construction of 70 market rate residential condominium units,
243 residential apartment units, and six shopkeeper units for a total of 319 units on a 5.43-
acre site located at 6950, 7020, and 7050 Friars Road in the Linda Vista Community Plan
area?

Staff Recommendations:

1. ADOPT Mitigated Negative Declaration No. 453373, and ADOPT the Mitigation
Monitoring and Reporting Program;

2. APPROVE Planned Development Permit No. 1586192;

3. APPROVE Site Development Permit No. 1586193;

4, APPROVE Neighborhood Development Permit No. 1820465; and
5. APPROVE Vesting Tentative Map No. 1586194.

Community Planning Group Recommendation: On April 25, 2016, the Linda Vista Planning
Group vote 12-1-1 to recommend approval of the project with no conditions (Attachment
15).

Environmental Review: Mitigated Negative Declaration No. 453373 has been prepared for
the project in accordance with State of California Environmental Quality Act (CEQA)
Guidelines, which addresses potential impacts to Biological Resources and Paleontological
Resources. A Mitigation Monitoring and Reporting Program (MMRP) would be implemented
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with this project, which shall reduce the potential impacts to below a level of significance.
Fiscal Impact Statement: None with this action. All costs associated with the processing of
this project are paid from a deposit account maintained by the applicant.

Housing Impact Statement: The project site is within the Linda Vista Community Plan as well
as a designated Development Intensity District-C in the Mission Valley Community Plan. The
project proposes the demolition of three commercial buildings and construction of 70
market rate residential condominium units, 243 residential apartment units, and six
shopkeeper units for a total of 319 units. The project would implement the land use
designation of the Linda Vista Community Plan and would create multi-family dwelling units
where none currently exist on the site. This project is subject to the requirements of the
City's Inclusionary Affordable Housing Regulations (Chapter 14, Article 2, Division 13 of the
San Diego Municipal Code).

BACKGROUND

The 5.43-acre site is located at 6950, 7020, and 7050 Friars Road in the CO-1-2 Zone within the Linda
Vista Community Plan area known as the Friars Road Neighborhood; it is also within Development
Intensity District-C in the Mission Valley Community Plan (Attachments 1 through 5). In addition, the
site is located within the Airport Land Use Compatibility Overlay Zone for Montgomery Field, the
Airport Influence Area for San Diego International Airport (SDIA) and Montgomery Field (Review Area
2 as depicted in the adopted 2014 Airport Land Use Compatibility Plan) and the Federal Aviation
Administration Part 77 Notification Area for the SDIA and Montgomery Field. The CO-1-2 Zone is
intended to accommodate a mix of office and residential uses that serve as an employment center
and permits a maximum density of one dwelling unit for each 1,500 square feet of lot area. The
Linda Vista Community Plan calls for an intensification of land uses along Friars Road as long as
natural slopes and canyons are preserved and designates the project site as Office Commercial, but
residential uses are permitted.

The project site is located across the street from Fashion Valley Mall at the Via de La Moda entrance.
Approximately 3.9-acres of the 5.43-acre site contain slopes; however, portions of the site have been
previously graded and developed with three commercial buildings on Lots 2 and 3, approved under
Planned Commercial Permit No. 87-0232 and constructed in 1981 (Attachments 6 and 7). This permit
also included the development of a 77 unit, four-story apartment complex on Lot 4. The topography
of the site along Friars Road changes from 62 feet above sea level (ASL) to 160 feet ASL at the
northern property line for Lots 2 and 3 (approximately a 98-foot differential), and changes from 55
feet ASL at the southeastern corner of Lot 1 to 195 feet ASL at the northern property line
(approximately a 145-foot differential). Portions of the lower hillside have been determined to be cut
slopes, which were disturbed as part of the previous commercial project constructed on site (1958-
1969). The site is located above the 100-year floodplain, and is not located within or adjacent to the
City's Multiple Habitat Planning Area, but it does contain Environmentally Sensitive Lands in the form
of steep hillsides and sensitive biological resources as defined in San Diego Municipal Code (SDMC)
Section 113.0103. The eastern end of the site and the steep slopes along the northern portion of the
site are undeveloped and contain Diegan coastal sage scrub and disturbed Diegan coastal sage
scrub, and some eucalyptus trees are located at the western end of the site.
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The properties to the south contain commercial development (Fashion Valley Mall) and are zoned
MV-CR in the Mission Valley Planned District and the Mission Valley Community Plan designates the
sites as Commercial Retail. The property to the west is developed with a multi-family residential
complex and is zoned CO-1-2 and the Linda Vista Community Plan designates it as Office
Commercial. The property to the east is primarily undeveloped and zoned OR-1-1 and the Linda
Vista Community Plan designates it as Open Space; however, a small portion of the property to the
east is developed with a multi-family residential complex and is zoned CO-1-2 and the Linda Vista
Community Plan designates it as Office Commercial. Located north of the project boundary,
between the project site and the residential uses to the north is San Diego Gas and Electric (SDG&E)
property that is zoned RS-1-7 and the Linda Vista Community Plan designates it as Open Space. Steel
lattice towers and associated wires for electric transmission are located in this 50-foot wide property
(Attachment 8).

DISCUSSION

Project Description:

The project proposes the demolition of two three-story buildings and one two-story building,
totaling approximately 48,180 square feet and the construction of two buildings totaling
approximately 374,171 square feet and containing 313 multi-family units (243 apartments and 70
condominiums) with commercial space on the ground level consisting of six commercial shopkeeper
units, over two stories of podium parking. In addition, the project will achieve a Leadership in Energy
and Environmental Design (LEED) Silver certification, which includes roof top photovoltaics.

The 243 apartments would be provided in a 103.6-foot tall, eight-story structure, with ground floor
commercial in the form of the six shopkeeper units. The commercial shopkeeper units would be
occupied as a residence and the resident of the dwelling unit would operate the commercial space.
Shopkeeper units would have two pedestrian access points, one public access facing Friars Road and
a separate private, secured entrance internal to the structure. The 70 condominium units would be
provided in a nine-story, 124.2-foot tall structure at the eastern end of the site. The following Table 1
is a breakdown of the unit mix:

Table 1
Unit Mix

Lot Unit Type One-bedroom | Two-bedroom TOTAL
Number
2 Condominium 34 36 70
3 Apartment 133 110 243
Commercial
3 Shopkeeper 6 0 6
Total Number of Units 173 146 319

Two levels of podium parking would be provided under the multi-family structures. The parking
structures would be located partially below grade. A total of 493 parking spaces would be provided
within the parking structures. Ten accessible parking spaces (including five spaces for vans) would
be provided on-site, along with 34 motorcycle spaces and 170 bicycle spaces. Additionally, 30 bicycle
lockers would be provided in the parking garages, providing 760 square feet of space for secured
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bicycle storage. The apartment parking spaces shall be unbundled and will be leased separately
from the rental (Permit Condition No. 69), which allows for flexibility and encourages the use of
public transit. The project is located 1,500 feet (within a five minute walk) of the Fashion Valley
Transit Center, which includes the San Diego Trolley stop (Green Line) and seven bus stops (Bus
Routes 6, 20, 25, 41, 88, 120, and 928).

The project includes approximately 63,585 square feet of common open space with private usable
open space (e.g., balconies) and common areas including a fitness center, recreation rooms, pools,
and a lobby for each structure. A roof deck (approximate 5,361-square-feet) will be provided on the
top level of the condominium structure. The project includes encroachments into the public right-of-
way for portions of the public access stairs and elevator tower along Friars Road that provide access
from the street to the parking and main level.

In order to provide primary access to the project site, the project would construct the north leg of
the Friars Road/Via de la Moda intersection and reconfigure the intersection to accommodate the
north leg. A dedicated westbound right-turn lane would be provided. The southbound movements
would have a dedicated left-turn lane and a shared right-turn/through/left-turn lane. The
northbound movement will provide a dedicated left-turn lane and a shared through/right-turn lane.
The project includes widening of Friars Road along the project frontage to accommodate an
additional (third) westbound lane, consistent with the ultimate Linda Vista and Mission Valley
Community Plan six-lane Major Road classification.

Development of the project requires a Planned Development Permit to amend Planned Commercial
Permit No. 87-0232 to remove Lots 1 through 3 (see Background section), implementation of the
Development Intensity Districts, and for deviations to the base zone regulations; a Site Development
Permit for development on a site containing Environmentally Sensitive Lands; a Neighborhood
Development Permit for encroachment into the public right-of-way; and a Vesting Tentative Map for
the development of a condominium subdivision.

Project-Related Issues:

Climate Action Plan (CAP) Consistency- A CAP Consistency Checklist was prepared by the applicant
and the project was determined to be in conformance with the CAP. CAP Implementation Strategies,
include a combination of roofing materials with solar reflection (solar reflectance index of 64). The
project has been designed to have an energy budget that shows a 10-percent energy improvement
to the Title 24, Part 6 Energy Budget. This energy demand reduction will be provided through a
combination of on-site renewable energy generation (photovoltaic) and energy performance design
elements, and will achieve a LEED Silver certification. The project conserves water by using low-flow
fixtures/ appliances and also plans that 3-percent of the parking spaces to be equipped with electric
vehicle charging stations. In addition, the parking spaces shall be unbundled ,which allows a renter
without a car to pay less monthly, which can serve as an incentive to use transit, bike share, or other
transportation options. The project is located 1,500 feet (within a five minute walk) of the Fashion
Valley Transit Center, which includes the San Diego Trolley stop (Green Line) and seven bus stops
(Bus Routes 6, 20, 25, 41, 88, 120, and 928).

Development Intensity Overlay District- The Development Intensity Overlay District covers the entire
Mission Valley Community Plan area and the portion of the Linda Vista Community Plan adjacent to
Friars Road (Attachment 5). The site is located in the Development Intensity District-C. The
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implementation of the Development Intensity District regulations was adopted with the Mission
Valley Planned District Ordinance; however, the implementation has not been completed within the
Linda Vista Community Plan. Since this implementation phase was expected to take a certain period
of time between initiation and enactment of the necessary zoning regulations or adoption within the
Community Plan, consideration was given to the utilization of interim zoning legislation (Mission
Valley Community Plan, Page 143). This interim legislation allows for the utilization of the
Development Intensity District regulations through a Planned Development Permit within the Linda
Vista Community Plan area.

In accordance with SDMC Section 1514.0301(d)(2), any new project or addition to an existing project
which would cause the entire site (excluding acreage within steep hillsides) to generate traffic in
excess of that provided by Threshold 1, 150 average daily trips (ADT) per acre, but not exceeding the
limits established by Threshold 2, 417 ADT per acre, shall be processed as a discretionary permit.
Approximately 3.9-acres of the site contain slopes, but only 2.02-acres would be classified as steep
hillsides; therefore, under Threshold 1, the project would be allowed 512 ADT (3.41-acres x 150 =
511.5, round up to 512) and under Threshold 2, the project would be allowed 1,422 ADT (3.41-acres
x 417 =1,421.97, round up to 1,422).

Transit credits and applicable mixed-use credits were applied to both the existing office use and the
proposed residential land uses when calculating trip generation. Per the City's Impact Study Manual,
the project is allowed to apply an existing land use credit for the existing office buildings on the
project site (proposed to be replaced with the project). The office buildings generated approximately
799 ADT.

The project is calculated to generate a net total of 878 ADT. The project is calculated with fewer AM
inbound and PM outbound peak hour volumes, because the reduction in traffic from the removal of
the existing uses is greater than the new traffic added due to new multi-family residential use.
Furthermore, residential uses typically generate heavy AM outbound volumes while office uses
typically generate heavy AM inbound volumes.

Deviations- An applicant may request deviations from the applicable development regulations
pursuant to a Planned Development Permit in accordance with SDMC Section 126.0602(b)(1),
provided that findings can be made and the deviation results in a more desirable project. The
following Table 2 is a matrix of the proposed deviations, which is followed by the section of the code
and justifications for the deviations:

Table 2
Requested Deviations

CO-1-2 Zone Proposed
1. Front Setback 10 feet 6 feet on Lots 2 and 3
2. Minimum Rear Setback 0 or 10 feet 0 feet on Lot 2
3. . . . 88 feet on Lot 2
Maximum Retaining Wall Height 6 feet 91 feet on Lot 3
4, Maximum Structure Height 60 feet 124.2 feet for building on Lot 2

103.6 feet for buildings on Lot 3

Maximum Floor Area Ratio 1.50 1.58
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1.

Not allowed in
. . . 0
Ground Floor Residential front 50% of lot Proposed in front 50%

Front Yard Setback: A deviation from SDMC Section 131.0531, Table 131-05D, which requires
a minimum front setback of 10 feet in the CO-1-2 zone for lots 2 and 3. The project
proposes a minimum front setback of six feet for Lots 2 and 3.

Justification: The requested deviation is for portions of the two levels of podium parking and
the stairs and elevators that provide access from the main level to the street level. Friars
Road has a minor curvature along the frontage of the property, which constrains the site and
restricts the ability for a 10-foot setback along the full frontage. The buildings on top of the
parking podium step back and have been designed to meet and in most cases exceed the
minimum front setback. The parking structure observes a minimum six foot setback and is
separated from the public right-of-way by a landscaped strip that screens the view along
Friars Road, thus meeting the purpose and intent of the setback regulations.

Rear Yard Setback: A deviation from SDMC Section 131.0531, Table 131-05D and
131.0543(b), which requires a minimum rear setback of 10 feet and zero feet optional rear
yard setback in the CO-1-2 zone. The project proposes a minimum rear yard setback of zero
and 10 feet where there is a diagonal line connecting the two points on Lot 2.

Justification: The regulation requires the structure to be placed at the property line or to be
set back at least 10 feet. The project proposes a minimum rear yard setback of zero and 10
feet where there is a diagonal line connecting the two points on Lot 2, which is a
combination of the allowed setbacks. The request is due to the topography and depth of the
site that restricts the ability for a 10-foot setback along the full length of the rear yard.

Retaining Wall Height: A deviation from SDMC Section 142.0340, which allows a maximum
retaining wall height of six feet. The project proposes a retaining wall height of 88 feet on Lot
2 and 91 feet on Lot 3.

Justification: The topography and depth of the site requires the installation of retaining walls
along the rear and side yards on Lots 2 and 3. The retaining walls, as designed, would not
impact the visual aesthetics of the area as they are not visible from the street level. The walls
are located in the areas of the hillside that were previously disturbed (1958-1969) and have
been designed as a living wall or green screen that will integrate them into the site and
provide visual aesthetics to the residents and visitors.

Structure Height: A deviation from SDMC Section 131.0531, Table 131-05D, which allows a
maximum structure height of 60 feet in the CO-1-2 zone. The project proposes a maximum
structure height of 124.2 feet for the building on Lot 2 and 103.6 feet for the building on Lot
3.

Justification: The project site is within the Linda Vista Community Plan as well as a designated
Development Intensity District in the Mission Valley Community Plan. The Linda Vista
Community Plan calls for an intensification of land uses along Friars Road as long as natural
slopes and canyons are preserved. This intensification of land uses is regulated by the
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thresholds outlined in the Development Intensity Districts, and the height deviation is
required to allow for the density and still provide views to the hillside through the buildings.
The height differentiation between the project and the adjacent residential above, to the
north, is depicted on pages EX-1 through EX-4 (Attachment 17). Though there are no
designated view corridors or scenic outlooks within the Linda Vista Community Plan, the
buildings have been designed to be 24-96 feet below the rim of the hillside to minimize any
impacts to public views outward to Mission Valley and views to the ocean to the west.

5. Floor Area Ratio: A deviation from SDMC Section 131.0531, Table 131-05D, which allows a
maximum floor area ratio of 1.50 in the CO-1-2 zone. The project proposes a maximum floor
area ratio of 1.58.

Justification: The project site is within the Linda Vista Community Plan as well as a designated
Development Intensity District-C in the Mission Valley Community Plan. The Linda Vista
Community Plan calls for an intensification of land uses along Friars Road as long as natural
slopes and canyons are preserved. This intensification of land use is regulated by the
thresholds outlined in the Development Intensity District, and the minor floor area ratio
deviation is required to allow for the recommended density.

6. Ground Floor Residential: A deviation from SDMC Section 131.0540(c)(1), which prohibits
residential uses and residential parking on the ground floor in the front 50 percent of the lot.

Justification: The requested deviation is to allow for the two levels of podium parking, the
stairs and elevators, and the residential towers to be within the front 50 percent of the lot.
The topography and depth of the site restricts the ability to provide 50 percent of the lot
area along Friars Road with commercial development and be able to provide the parking on
site without impacting the Environmentally Sensitive Lands.

Each of the requested deviations has been reviewed as they relate to the proposed design of the
project, the property configuration, and the surrounding development. The deviations are
appropriate and will result in a more desirable project that efficiently utilizes the site and achieves
the revitalization and re-use of the existing commercial lot for residential use, while meeting the
purpose and intent of the development regulations. Other than the requested deviations, the
project meets all applicable regulations and policy documents, and is consistent with the
recommended land use, design guidelines, and development standards in effect for this site per the
SDMC. In addition, the proposed development will assist in accomplishing the goal of the City by
providing market-rate housing opportunities in transit-friendly areas near employment centers.

Airport Land Use Compatibility- The project site is located within the Airport Land Use Compatibility
Overlay Zone for Montgomery Field, the Airport Influence Area for San Diego International Airport
(SDIA) and Montgomery Field (Review Area 2) as depicted in the adopted 2014 Airport Land Use
Compatibility Plan (ALUCP). The project is not located in a Safety Zone as depicted in the ALUCP. The
use and density are consistent with the ALUCP; therefore, a consistency determination by the San
Diego County Regional Airport Authority is not required. Though the proposed project would
exceed the height notification surface for the San Diego International Airport, the applicant has
submitted a Federal Aviation Authority (FAA) Self-certification Agreement in accordance with the
guidelines, stating that a FAA notification pursuant to Section 77.15 (a) of Title 14 of the Code of
Federal Regulations CFR Part 77, notification is not required.
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Community and General Plan Analysis:

The Linda Vista Community Plan calls for an intensification of land uses along Friars Road, as long as
natural slopes and canyons are preserved. The project site is designated as Office Commercial in the
Linda Vista Community Plan, which permits residential development; however, no residential
development intensity currently exists (Attachment 4-Linda Vista Community Plan Figure 8).
Recognizing the relationship between development on Friars Road and Mission Valley, the project
area was included in the development intensity study that was completed as part of the Mission
Valley Community Plan, and an intensity limit was established for the project site. The Development
Intensity Districts in the Mission Valley Community Plan are shown on Figure 26 (Attachment 5). The
Development Intensity Districts “includes those areas in the Linda Vista Community Plan North of
Friars Road and West of State Route 163 with primary access to Friars Road.” In the absence of
direction in the Linda Vista Community Plan, the guidance within the Mission Valley Community Plan
has been used as the benchmark to evaluate appropriate intensity for the project site.

The primary basis for analyzing development intensity according to the Mission Valley Community
Plan is trip generation. The Mission Valley Community Plan divides the community plan area into 13
Development Intensity Districts and assigns allowable trip generation rates (in terms of daily
trips/acre) to each Development Intensity District. The project site is located within the Development
Intensity District-C, which allows projects generating less than 150 ADT per acre through a
ministerial process and up to 417 ADT per acre with a discretionary permit. Projects that exceed the
threshold of 417 ADT per acre would be required to be processed as a Community Plan Amendment
and to submit a traffic study identifying the traffic impacts and mitigation required by the project as
well as an environmental study prepared in accordance with the California Environmental Quality
Act. The proposed project totals approximately 878 ADT, which is well below Threshold 2 (see
‘Development Intensity Overlay District’ section above).

Trips per gross acre were reduced below the trip threshold due to close proximity of the project to
light rail transit (LRT). The Mission Valley Community Plan outlines that development intensity limits
can be modified if LRT will serve a proposed development. The Mission Valley Planned Development
Ordinance (PDO) further outlines the details of a LRT Bonus. The project must be located within
1,500 feet of a transit stop and incorporate pedestrian paths, signage, building orientation, and
other means to encourage the use of transit. As is outlined below, the project successfully integrated
transit oriented features that encourage the use of alternative modes of transportation, while
minimizing impacts on hillsides. The project is therefore in compliance with the visions for
development outlined in the Mission Valley and Linda Vista Community Plans, in addition to the
Climate Action Plan.

As outlined in the General Plan, the project meets the demands of the LRT Bonus by creating a
circulation plan for navigating within and outside of the development (UD-A.5 and UD-C.6), which
can be seen on General Plan Drawing No. 26. Additionally, the project provides wayfinding signage
to direct pedestrians to nearby destinations, the Fashion Valley Transit Center, and the
development's shopkeeper units as shown on General Plan Drawing No. 25 (UD-A.14). As for
building orientation, the project provides visually prominent staircases at the middle and periphery
of the development that serve as focal points and destination connections. This achieves policies
UD-B.4 and UD-C.7 in the General Plan Urban Design Element. To enhance the pedestrian
environment, the project shields parking from pedestrian areas via plants and living green walls as
prescribed in UD-A.11 of the General Plan.
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Through design and amenities, the project also meets policies in the General Plan’s Mobility Element
by enhancing the pedestrian realm (as described above), which promotes walkability, and providing
bicycle parking options to support bike ability. Unbundling parking meets policy ME-G.2, which
supports innovative parking regulations to address parking and bicycle needs. In this case,
unbundling parking would allow a renter without a car to pay less monthly, which can serve as an
incentive to use transit, bike share, or other transportation options.

Lastly, in regard to the hillsides, as stated in the Linda Vista Community Plan mission statement,
scenic resources should be maintained. Both the Community Plan and UD-A.3 in the General Plan
note that development next to these resources should utilize sensitive grading techniques, provide
visual breaks between structures, and be setback from the canyon rim. The project proposes to
grade 27.1 percent of the 3.90 acres with a slope of 25 percent or more, but the Community Plan
mentions that, though grading should be limited, development of the hillsides is permitted to
provide reasonable use of private property. Additionally, the project will stabilize and vegetate
already disturbed hillside. The project will integrate erosion control mechanisms to include retaining
walls, plantings, and a living green wall. The project also breaks up the building massing to ensure
people can enjoy views of the hillsides.

Conclusion:

With the approval of the requested deviations, the proposed development meets all applicable
regulations and policy documents. Staff finds the project consistent with the recommended land
use, design guidelines, and development standards in effect for this site per the Linda Vista
Community Plan, Mission Valley Community Plan, Development Intensity Districts, and the General
Plan. In addition, the project would materially assist in accomplishing the City goal by providing
market-rate housing opportunities in transit-friendly areas near employment centers.

ALTERNATIVES

1. ADOPT Mitigated Negative Declaration No. 453373, and ADOPT the Mitigation Monitoring
and Reporting Program; and APPROVE Planned Development Permit No. 1586192, Site
Development Permit No. 1586193, Neighborhood Development Permit No. 1820465; and
Vesting Tentative Map No. 1586194, with modifications.

2. DO NOT ADOPT Mitigated Negative Declaration No. 453373, and DO NOT ADOPT the
Mitigation Monitoring and Reporting Program; and DENY Planned Development Permit No.
1586192, Site Development Permit No. 1586193, Neighborhood Development Permit No.
1820465; and Vesting Tentative Map No. 1586194, if the findings required to approve the
project cannot be affirmed.


























































































































































































































































































































































































