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HEARING DATE:              February 15, 2018 
 
SUBJECT: PASEO MEWS - Process Four Decision 
 
PROJECT NUMBER: 524566 
 
OWNER/APPLICANT: 875 Garnet Associates, LLC, a California Limited Liability Company/ 
 James Alcorn, Architect 
 
SUMMARY 
 

Issue:  Should the Planning Commission approve the development of a 24-unit residential 
and 6,000-square-foot commercial retail mixed-use project, with with deviations, at 875 
Garnet Avenue, within the Pacific Beach Community Plan area? 

 
Staff Recommendation:  
 
1. ADOPT Mitigated Negative Declaration No. 524566 and ADOPT the Mitigation, 

Monitoring and Reporting Program; and 
 

2. APPROVE Planned Development Permit No. 1852302 and Coastal Development Permit 
No. 1847893. 

 
Community Planning Group Recommendation:  On April 26, 2017, the Pacific Beach Planning 
Group voted 12-0-1 to approve the project with all requested deviations including the 
parking reduction. (Attachment 7).  
 
Environmental Review:  Mitigated Negative Declaration No. 524566 has been prepared for 
the project in accordance with the state of California Environmental Quality Act (CEQA) 
guidelines. A Mitigation, Monitoring and Reporting Program (MMRP) has been prepared and 
will be implemented to reduce, to below a level of significance, any potential impacts to 
Cultural Resources (Archeology) and Tribal Cultural Resources, as identified in the 
environmental review process. 
 
Fiscal Impact Statement:  None. All costs associated with the processing of this project are 
paid by the applicant. 

https://opendsd.sandiego.gov/Web/Projects/Details/524566
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Code Enforcement Impact:  None with this action. 
 

Housing Impact Statement:  This project includes the construction of 24 multi-family 
residential units within the Commercial-Community zone and Pacific Beach Community Plan 
land use designation. The project is subject to the City’s inclusionary housing regulations and 
the applicant has elected to pay the inclusionary affordable housing fee pursuant to the 
Inclusionary Housing Ordinance. 

 
BACKGROUND 
 
The 0.86-acre site is located at 875 Garnet Avenue on south side of Garnet, bordered by Bayard 
Street to the east and Hornblend Street to the south, and is bisected by an east-west improved alley 
(Attachment 1). The site is located in the Community-Commercial CC-4-2 zone the Coastal Height 
Limit, the Coastal Overlay (non-appealable), the Residential Tandem Parking, and the Transit Area 
Overlay zones and the Transit Priority Area, within the Pacific Beach Community Plan (Attachment 2). 
 
The portion of the project site fronting Garnet Avenue contains a 7,450-square-foot, one-story, 
commercial retail building built in 1975, and a surface parking lot containing 15 parking spaces.  To 
the south across the alley is a 44-space surface parking lot. The project site is surrounded by 
commercial, retail and office uses and is mostly flat with onsite elevations ranging from 25 feet 
above mean sea level at the north to 22 feet above mean sea level at the southern property line.  
 
DISCUSSION 
 
Project Description: 
 
The project proposes a phased, two- to three-story, mixed-use development consisting of 24 multi-
family residential units and 6,000 square feet of commercial retail uses. The unit mix consists of 12 
two-bedroom townhomes with attached two-car garages, eight two-bedroom loft-style apartment 
units and four one-bedroom apartment units. The 12 non-townhome residential units and 
commercial development would utilize 25 surface parking spaces located on the western portion of 
the site. Vehicular traffic would enter the site via a one-way driveway on Hornblend Street and 
would exit via the one-way alley onto Bayard Street.   
 
Building surfaces will be smooth exterior plaster with broad overhanging trellises/balconies and 
recessed windows.  Brick and terra cotta paving will be used in part for pedestrian access ways with 
landscaped commercial gathering spaces. Landscape planting and new street trees along with some 
of the existing palms will provide shade over pavement and enhance the pedestrian experience. The 
development incorporates photovoltaic panels on the rooftops and parking area shade structures. 
The alley would be landscaped with trees and ground cover to integrate it with the development. 
 
The project would be constructed in two phases, with appropriate parking provide during each 
phase in accordance with the parking deviation request described on Page 4 of this report. The 
phases are shown on the project plans (Attachment 6) and are described below: 
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Phase One: 
1. Maintain the existing 7,450-square-foot commercial retail building and six parking spaces. 
2. Construct 2,400 square feet of additional ground floor commercial on Garnet.  
3. Construct 25 surface parking spaces on the western portion of the site.  
4. Construct three, two-bedroom units over the new commercial space on Garnet.  
5. Construct four, one-bedroom ground floor units facing Hornblend. 
6. Construct four, two bedroom units on the second floor facing Hornblend. 
7. Construct seven, two-bedroom townhomes, each with two-car garage, fronting the alley. 

 
Phase Two: 

1. Reduce total commercial retail space to 6,000 square feet. 
2. Construct five, two-bedroom townhomes, each with two-car garage, fronting the alley. 
3. Construct one, two bedroom unit above commercial space on Garnet. 

 
The project is within the Community-Commercial CC-4-2 zone which accommodates community-
serving commercial services, retail uses, and limited industrial uses of moderate intensity and small 
to medium scale. The CC zones are intended to provide for a range of development patterns from 
pedestrian-friendly commercial streets to shopping centers and auto-oriented strip commercial 
streets. The CC-4-2 zone permits a maximum density of one dwelling unit per 1,500 square feet of 
lot area which would allow a maximum of 25 dwelling units on this site. Other than the requested 
deviations described below, the project complies with all development regulations including height, 
bulk and scale, landscaping, floor area ratio and setbacks.  
 
Permits: 
 
A Coastal Development Permit pursuant to San Diego Municipal Code (SDMC) Section 126.0702 is 
required for development within the Coastal Overlay Zone. 
 
A Planned Development Permit pursuant to SDMC Section 126.0602 (b)(1) is being requested to 
allow three deviations as described below: 
 
Deviations: 

1. Commercial Requirement on Hornblend Street: The CC-4-2 zone requires the ground floor 
space along Hornblend Street to be commercial/retail. The project proposes a deviation to 
allow the option of residential or commercial use for the approximately 3,000 square feet of 
ground floor space along Hornblend Street. The parking requirement would be the same for 
residential or commercial use with application of the parking deviation request below.  This 
will provide flexibility along this transitional street allowing work/live opportunities as well as 
providing an opportunity for Americans with Disabilities Act (ADA) accessible units within the 
community. Staff supports the deviation as it would increase density along a pedestrian-
friendly, active, tree-lined streetscape, providing a unique opportunity for residential use in a 
primarily commercial area, while maintaining the option for commercial and live/work uses.    
 
 
 

http://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division06.pdf
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2. Access: The SDMC requires all access for this site be taken from the alley. Currently, there 
are two driveway curb cuts each along Garnet Avenue and Hornblend Street for a total of 
four. The project proposes a deviation to allow one driveway on Hornblend Street.  
 
The project has been conditioned to close the two curb cuts on Garnet Avenue and one 
along Hornblend Street, which would add three on-street parking spaces. Currently, vehicles 
utilize the parking lot entrances of adjacent properties along Hornblend Street as a short cut 
to the site.  Providing site access from a one-way driveway on Hornblend Street allows for a 
logical connection to the project site without requiring vehicles to travel west on Hornblend 
Street then north on Mission Avenue and then east on the one-way alley, which adds 
approximately 925 feet of travel. Staff supports the deviation as it reduces trips onto Mission 
Boulevard and allows for more efficient ingress/egress to the site.  

 
3. Parking: The project is requesting a deviation to allow 50 parking spaces where 59 are 

required, as described in the table below: 
 
 
 
 
 
 
 
 
 
 
 
 

The project is within the Transit Priority Area and the Transit Area Overlay zone, and is 
served by a number of bus routes, both north/south and east/west, with stops at Garnet 
Avenue and Bayard Street. There are currently 21 on-street parking spaces adjacent to the 
site, which would increase to 24 spaces with the closure of curb cuts on Garnet Avenue and 
Hornblend Street. City staff concurs that the deviation request is appropriate for this site 
based on the density, and public transit/bicycle use options afforded by the project location.  
Staff’s support for the deviation is also based on the pedestrian friendly project design, close 
proximity to commercial resources and the increase in on-street parking. Project 
implementation would also facilitate the General Plan and Climate Action Plan goals to 
reduce automobile emissions and discourage dependence on the automobile. The Pacific 
Beach Planning Group supported the project, including the reduction in parking, by a 12-0-1 
vote (Attachment 7). 
 

With the exception of the three requested deviations, all remaining development regulations (i.e. lot 
width, lot area, height, street frontage and density) are in compliance with the CC-4-2 zone. 
 
 
 

Total 
Buildout 

Number of 
units 

Required 
Parking 

Proposed 
Parking 

Difference 

Townhomes  
(2 bedroom) 

12 2 per unit 2 per unit No change 

Two bedroom 
units 

8 2 per unit 1.5 per unit - 4 

One bedroom 
units 

4 1.5 per unit 1.0 per unit - 2 

Commercial 6,000 sf 2.1 per 1,000 sf 1.7 per 1,000 sf - 3 
Totals  59 50 - 9 
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Community Plan Analysis: 
 
The project site has a land use designation of Community Commercial in the Pacific Beach 
Community Plan and Local Coastal Program (PBCP). The PBCP encourages mixed-use residential, 
office and commercial development along transit corridors, including Garnet Avenue. The PBCP 
Commercial Land Use Element promotes the creation of an urban pedestrian mall concept along 
Garnet Avenue west of Ingraham Street by applying a commercial zone that permits a range of 
community-serving retail, service and office uses in a pedestrian-oriented development pattern. 
Additionally, the PBCP encourages commercial street frontage and rear-lot parking, as well as 
through pedestrian access from the alleys to streets where possible. The proposed project would 
help implement the Commercial Land Use policies and design standards by providing articulated 
building facades, enhancing the pedestrian experience through planted driveways, enhanced 
surface paving, and improving the alley with a tree-lined extension to the project. Additionally, 
surface parking is consolidated in the southwestern corner of the site and is not visible from Garnet 
Avenue and Bayard Street, to help create a pleasant environment for pedestrians, bicyclists, and 
transit riders.   
 
The proposed project would locate commercial uses along Garnet Avenue, consistent with PBCP 
policy to create an active streetscape that promotes walkability and commercial opportunities for 
residents and visitors. The proposed project would help implement PBCP policy by locating on-site 
parking away from Garnet Avenue to help create a functional, convenient and pleasant environment 
for people arriving on foot, bicycle and transit, as well as by automobile. The development 
incorporates photovoltaic panels on the rooftops and parking area shade structures in conformance 
with the sustainable development policies in the General Plan Conservation Element. 
 
Conclusion: 
 
City staff has reviewed the proposed project and all issues identified through the review process 
have been resolved in conformance with adopted City Council policies and regulations of the San 
Diego Municipal Code. Staff has provided draft findings to support approval of the project  
(Attachment 3) and draft conditions of approval (Attachment 4). Staff recommends the Planning 
Commission approve the project as proposed. 
 
ALTERNATIVES 
 
1. Approve Planned Development Permit No. 1852302 and Coastal Development Permit No. 

1847893, with modifications. 
 
2. Deny Planned Development Permit No. 1852302 and Coastal Development Permit No. 

1847893, if the findings required to approve the project cannot be affirmed. 
 
 
 
 
 



Respectfully submitted, 

(I~ 
Assistant Deputy Director 
Development Services Department 

FITZGERALD/PG 

Attachments: 

1. Aerial Photograph 
2. Community Plan Land Use Map 
3. Draft Permit Resolution with Findings 
4. Draft Permit with Conditions 

Paul Godwin 
Development Project Manager 
Development Services Department 

5. Draft Mitigated Negative Declaration Resolution 
6. Project Plans 
7. Community Planning Group Recommendation 
8. Ownership Disclosure Statement 
9. Existing Site Photos 
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PLANNING COMMISSION 
RESOLUTION NO. XXXX 

PLANNED DEVELOPMENT PERMIT NO. 1852302 
COASTAL DEVELOPMENT PERMIT NO. 1847893 

PASEO MEWS· PROJECT NO. 524566 · MMRP 
DRAFT 

ATTACHMENT 3 

WHEREAS, 875 Garnet Associates, LLC, a California Limited Liability Company, Owner/Permittee, filed 
an application with the City of San Diego for a permit to develop a mixed-use project consisting of 24 
multi-family residential units and 6,000 square feet of commercial retail space, with deviations (as 
described in and by reference to the approved Exhibits "A" and corresponding conditions of 
approval) for the associated Permit Nos. 1852302 and 1847893 on portions of a 0.86-acre site; 

WHEREAS, the project site is located at 875 Garnet Avenue on the southwest corner of Garnet 
Avenue and Bayard Street, bisected by an improved alley. The site is in the Community-Commercial, 
CC-4-2 zone, the Transit Priority Area, the Coastal Height Limit, the Coastal Overlay (non-appealable), 
the Residential Tandem Parking, and the Transit Area Overlay zones within the Pacific Beach 
Community Plan; 

WHEREAS, the project site is legally described as Lots 15-26, Map No. 15287 Avalon Plaza, Map No. 
854, Pacific Beach Amended Trustees Maps, Block 423, page 4, sheet 1 of 2; 

WHEREAS, on February 15, 2018, the Planning Commission of the City of San Diego considered 
Planned Development Permit No. 1852302 and Coastal Development Permit No. 1847893 pursuant 
to the Land Development Code of the City of San Diego; 

BE IT RESOLVED by the Planning Commission of the City of San Diego as follows: 

That the Planning Commission adopts the following written Findings, dated February 15, 2018. 

FINDINGS: 

Planned Development Permit Findings. San Diego Municipal Code Section 126.0604: 

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

The site is designated as Community Commercial in the Pacific Beach Community Plan 
(PBCP) and Local Coastal Program. The site is zoned CC-4-2 which is a mixed-use commercial 
zone that allows a maximum density of one dwelling unit per 1,500 square feet of lot area, 
or 25 units allowed on this 0.86-acre site. The project proposes 24 multi-family residential 
units and 6,000 square feet of commercial retail, which complies with the land use 
designation and the underlying zone. The PBCP encourages mixed-use residential, office and 
commercial development in conjunction with transit corridors along Garnet Avenue. The 
PBCP promotes the creation of an urban pedestrian mall concept by applying a commercial 
zone that permits a range of community-serving retail, service and office uses in a 
pedestrian-oriented development pattern. 
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ATTACHMENT 3 

The PBCP encourages commercial street frontage and rear-lot parking, as well as through 
pedestrian access from the alleys to streets where possible. The project assists in 
encouraging the pedestrian experience with planted driveways, enhanced surface paving, 
and making the alley a tree-lined extension of the project. Additionally, surface parking is 
consolidated in the southwestern corner of the site and is not visible from Garnet Avenue 
and Bayard Street. 

Commercial uses would be located along Garnet Avenue, providing an active streetscape 
and commercial opportunities for residents, reducing vehicle trips. The PBCP suggests to 
further limit auto-oriented uses to create a functional, convenient and pleasant environment 
for people arriving on foot, bicycle and transit, as well as by automobile. The development 
incorporates photovoltaic panels on the rooftops and parking area shade structures in 
conformance with the sustainable development policies in the Conservation Element. 
Therefore, the proposed development will not adversely affect the applicable land use plan. 

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

The project will not be detrimental to public health, safety and welfare in that the permit 
controlling the development and continued use of this site contains specific conditions 
addressing compliance with the City's codes, policies, regulations and other regional, state, 
and federal regulations. Any future construction will be inspected by certified building and 
engineering inspectors to assure construction is in accordance with the approved plans and 
with all regulations. Additionally, the project is served by all existing utilities, fronts on 
developed rights-of-way and has been conditioned to replace three of the four existing curb 
cuts with City-standard curb, gutter and sidewalk. Therefore, the proposed development will 
not be detrimental to the public health, safety, and welfare. 

3. The proposed development will comply with the regulations of the Land Development 
Code including any proposed deviations pursuant to Section 126.0602(b)(1) that are 
appropriate for this location and will result in a more desirable project than would be 
achieved if designed in strict conformance with the development regulations of the 
applicable zone, and any allowable deviations that are otherwise authorized pursuant 
to the Land Development Code. 

The 0.86-acre site is located at 875 Garnet Avenue on the southwest corner of Garnet 
Avenue and Bayard Street, bisected by an improved alley. The site is in the Community­
Commercial, CC-4-2 zone, the Transit Priority Area, the Coastal Height Limit, the Coastal 
Overlay (non-appealable), the Residential Tandem Parking, and the Transit Area Overlay 
zones, within the Pacific Beach Community Plan. The project proposes a phased, mixed-use 
development consisting of 24 multi-family residential units and 6,000 square feet of 
commercial retail. The unit mix consists of 12 town homes, eight two-bedroom units and four 
one-bedroom units. 

The project design includes three deviation requests, which are described below: 
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ATTACHMENT 3 

1. Commercial Requirement on Hornblend Street The CC-4-2 zone requires the ground 
floor space along Hornblend Street to be commercial/retail. The project proposes a 
deviation to allow the option of residential or commercial use for the approximately 3,000 
square feet of ground floor space along Horn blend Street. The parking requirement 
would be the same for residential or commercial use with application of the parking 
deviation request below. This will provide flexibility along this transitional street allowing 
work/live opportunities as well as providing an opportunity for Americans with Disabilities 
Act (ADA) accessible units within the community. Staff supports the deviation as it would 
increase density along a pedestrian-friendly, active, tree-lined streetscape, providing a 
unique opportunity for residential use in a primarily commercial area, while maintaining 
the option for commercial use. 

2. Access: The SDMC requires all access for this site be taken from the alley. Currently, there 
are two driveway curb cuts along both Garnet Avenue and Hornblend Street for a total of 
four. The project proposes a deviation to allow one driveway on Hornblend Street. 

The project has been conditioned to close the two curb cuts on Garnet Avenue and one 
along Horn blend Street, which would add three off-street parking spaces. Currently, 
vehicles utilize the parking lot entrances of adjacent properties along Hornblend Street as 
a short cut to the site. Providing site access from a one-way driveway on Horn blend 
Street allows for a logical connection to the project site without requiring vehicles to 
travel west on Horn blend Street then north on Mission Avenue and then east on the one­
way alley, which adds approximately 925 feet of travel. Staff supports the deviation as it 
reduces trips onto Mission Boulevard and allows for more efficient ingress/egress to the 
site. 

3. Parking: The project is requesting a deviation to allow 50 parking spaces where 59 are 
required, as described in the table below: 

Total Number of Required Proposed Difference 
Buildout units Parking Parking 

Townhomes 12 2 per unit 2 per unit No change 
(2 bedroom) 

Two 8 2 per unit 1.5 per unit -4 
bedroom 

units 
One 4 1.5 per unit 1.0 per unit -2 

bedroom 
units 

Commercial 6,000 sf 2.1 per 1,000 sf 1 . 7 per 1,000 sf -3 
Totals 59 so -9 

The project is within the in the Transit Priority Area and the Transit Area Overlay zone, 
and is served by a number of bus routes, both north/south and east/west, with stops at 
Garnet Avenue and Bayard Street. 
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There are currently 21 on-street parking spaces adjacent to the site, which would increase 
to 24 spaces with the closure of curb cuts on Garnet Avenue and Hornblend Street. City 
staff concurs that the deviation request is appropriate for this site based on the density 
and public transit/bicycle use options afforded by the project's location. Staffs support for 
the deviation is also based in the pedestrian friendly project design, close proximity to 
commercial resources and the increase in on-street parking. The parking deviation also 
results in a more desirable project by requiring less of the site to be utilized for parking, 
leaving more area for landscaping and amenities, including landscaping and street trees 
along the internal alley which will integrate with the project and a commercial courtyard 
area adjacent to Garnet Avenue. Project implementation would also facilitate the General 
Plan and Climate Action Plan goals to reduce automobile emissions and discourage 
dependence on the automobile. 

Based on the above, the proposed development will comply with the regulations of the 
Land Development Code including any proposed deviations pursuant to Section 
126.0602(b)(1) that are appropriate for this location and will result in a more desirable 
project than would be achieved if designed in strict conformance with the development 
regulations of the applicable zone, and any allowable deviations that are otherwise 
authorized pursuant to the Land Development Code. 

Findings for Coastal Development Permit San Diego Municipal Code Section 126.0708: 

1. The proposed coastal development will not encroach upon any existing physical 
accessway that is legally used by the public or any proposed public accessway 
identified in a Local Coastal Program land use plan; and the proposed coastal 
development will enhance and protect public views to and along the ocean and other 
scenic coastal areas as specified in the Local Coastal Program land use plan. 

The 0.86-acre site is located at 875 Garnet Avenue on the southwest corner of Garnet 
Avenue and Bayard Street, in an established urban neighborhood and is surrounded by 
commercial retail and office uses on all sides. The project site is 0.2-mile from the beach and 
proposes a phased, mixed-use development consisting of 24 multi-family residential units 
and 6,000 square feet of commercial retail with deviations. The site is not located within, or 
adjacent to any existing physical accessway or proposed accessway to the coast. 
Furthermore, there are no public views to the ocean from or across this lot identified in the 
Local Coastal Program land use plan that would be impacted by this development. 

2. The proposed coastal development will not adversely affect environmentally sensitive 
lands. 

The 0.86-acre site is located at 875 Garnet Avenue on the southwest corner of Garnet 
Avenue and Bayard Street, in an established urban neighborhood and is surrounded by 
commercial retail and office uses on all sides. The site is currently developed with a 7,450-
square-foot commercial retail building and surface parking, bisected by an alley. The site is 
mostly flat with onsite elevations ranging from 25 feet above mean sea level to the north 
and 22 feet above mean sea level to the southern property line. 
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The project site does not contain nor is adjacent to Environmentally Sensitive Lands (ESL) or 
Multi-Habitat Planning Area (MHPA) lands. Therefore, no impacts to environmentally 
sensitive lands would occur with this development. 

3. The proposed coastal development is in conformity with the certified Local Coastal 
Program land use plan and complies with all regulations of the certified 
Implementation Program. 

The site is designated as Community Commercial in the Pacific Beach Community Planning 
(PBCP) and Local Coastal Program. The site is zoned CC-4-2 which is a mixed-use commercial 
zone that allows a maximum density of one dwelling unit per 1,500 square feet of lot area, 
or 25 units allowed on this 0.86-acre site. The project proposes 24 multi-family residential 
units and 6,000 square feet of commercial retail, which complies with the land use 
designation and the underlying zone. The PBCP encourages mixed-use residential, office and 
commercial development in conjunction with transit corridors along Garnet Avenue. The 
PBCP promotes the creation of an urban pedestrian mall concept by applying a commercial 
zone that permits a range of community-serving retail, service and office uses in a 
pedestrian-oriented development pattern. The PBCP encourages commercial street 
frontage and rear-lot parking, as well as through pedestrian access from the alleys to streets 
where possible. The project assists in encouraging the pedestrian experience with planted 
driveways, enhanced surface paving, and making the alley a tree-lined extension of the 
project. Additionally, surface parking is consolidated in the southwestern corner of the site 
and is not visible from Garnet Avenue and Bayard Street. 

Commercial uses would be located along Garnet Avenue, providing an active streetscape 
and commercial opportunities for residents, reducing vehicle trips. The PBCP suggests to 
further limit auto-oriented uses to create a functional, convenient and pleasant environment 
for people arriving on foot, bicycle and transit, as well as by automobile. The development 
incorporates photovoltaic panels on the rooftops and parking area shade structures in 
conformance with the sustainable development policies in the Conservation Element. 
Therefore, the proposed development is in conformity with the certified Local Coastal 
Program land use plan and complies with all regulations of the certified Implementation 
Program. 

4. For every Coastal Development Permit issued for any coastal development between 
the nearest public road and the sea or the shoreline of any body of water located 
within the Coastal Overlay Zone, the coastal development is in conformity with the 
public access and public recreation policies of Chapter 3 of the California Coastal Act. 

The 0.86-acre site is located at 875 Garnet Avenue on the southwest corner of Garnet 
Avenue and Bayard Street, 0.2-mile from the beach. This project is not located between the 
nearest public road and the sea or any body of water and therefore, would not be subject to 
the public access and public recreation policies of Chapter 3 of the California Coastal Act. 
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ATTACHMENT 3 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning 
Commission Planned Development Permit No. 1852302 and Coastal Development Permit No. 
1847893 is hereby GRANTED by the Planning Commission to the referenced Owner/Permittee, in the 
form, exhibits, terms and conditions as set forth in Permit Nos. 1852302 and 1847893 a copy of 
which is attached hereto and made a part hereof. 

Paul Godwin 

Development Project Manager 
Development Services 

Adopted on: February 15, 2018 

10#: 24007108 
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RECORDING REQUESTED BY 
CITY OF SAN"DIEGO 

DEVELOPMENT SERVICES 
PERMIT INTAKE, MAIL STATION 

501 

WHEN RECORDED MAIL TO 
PROJECT MANAGEMENT 

PERMIT CLERK 
MAIL STATION 501 

ATTACHMENT 4 

INTERNAL ORDER NUMBER: 24007108 SPACE ABOVE THIS LINE FOR RECORDER'S USE 

PLANNED DEVELOPMENT PERMIT NO. 1852302 
AND COASTAL DEVELOPMENT PERMIT NO. 1847893 

PASEO MEWS - PROJECT NO. 524566 - MMRP 
PLANNING COMMISSION 

DRAFT 

This Planned Development Permit No. 1852302 and Coastal Development Permit No. 1847893 
is granted by the Planning Commission of the City of San Diego to 875 Garnet Associates, LLC, a. 
California Limited Liability Company, Owner/Permittee, pursuant to San Diego Municipal Code 
[SDMC] sections 126.0702 and 126.0602(b)(1). The site is located at 875 Garnet Avenue east of 
Mission Boulevard, in the Commercial, CC-4-2 zone, the Transit Priority Area, the Coastal Height 
Limit, the Coastal Overlay (non-appealable area 2), the Residential Tandem Parking, and the Transit 
Area Overlay zones within the Pacific Beach Community Plan. The project site is legally described as 
Lots 15-26, Map No. 15287 Avalon Plaza, Map No. 854, Pacific Beach Amended Trustees Maps, Block 
423, page 4, sheet 1 of 2. 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee for a phased, mixed-use development consisting of 24 multi-family residential 
units and 6,000 square feet of commercial retail, with deviations, described and identified by size, 
dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated February 15, 
2018, on file in the Development Services Department. 

The project shall include: 

a. The phased development of 24 multi-family residential units and 6,000 square feet of 
commercial retail. The phasing plan is included on the Exhibit 'A' and would occur as 
follows; 

Phase One: 

1. Maintain the existing 7,450-square-foot commercial retail building and six parking 
spaces. 

2. Construct 2,400 square feet of additional ground floor commercial on Garnet. 
3. Construct 25 surface parking spaces on the western portion of the site. 
4. Construct three, two-bedroom units over the new commercial space on Garnet. 
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5. Construct four, one-bedroom ground floor units facing Horn blend. 
6. Construct four, two bedroom units on the second floor facing Hornblend. 
7. Construct seven, two-bedroom town homes, each with two-car garage, fronting the 

alley. 

Phase Two: 
1. Reduce total commercial retail space to 6,000 square feet. 
2. Construct five, two-bedroom townhomes, each with two-car garage, fronting the alley. 
3. Construct one, two bedroom unit above commercial space on Garnet. 

b. A deviation to the ground floor commercial requirement on Hornblend Street to allow all 
residential or a combination of commercial and residential; 

c. A deviation to allow a total of 50 automobile parking spaces where 59 parking spaces are 
required; 

d. A deviation to allow a driveway off Hornblend Street for access to the project site, where 
alley-only access is required; 

e. Off-street parking; 

f. Public and private accessory improvements determined by the Development Services 
Department to be consistent with the land use and development standards for this site in 
accordance with the adopted community plan, the California Environmental Quality Act 
[CEQAJ and the CEQA Guidelines, the City Engineer's requirements, zoning regulations, 
conditions of this Permit, and any other applicable regulations of the SDMC. 

STANDARD REQUIREMENTS: 

1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired. If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36 month period, this permit shall be void unless an Extension of Time has 
been granted. Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by March 2, 2021. 

2. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 

a. The Owner/Permittee signs and returns the Permit to the Development Services 
Department; and 

b. The Permit is recorded in the Office of the San Diego County Recorder. 
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3. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 

4. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 

5. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 

6. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 

1531 et seq.). 

7. The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws. 

8. Construction plans shall be in substantial conformity to Exhibit "A." Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted. 

9. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit. The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit. 

If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found 
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this 
Permit shall be void. However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s). Such hearing shall be a hearing de nova, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 

10. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney's fees, against the City or its agents, officers, or employees, relating to the 

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

AFFORDABLE HOUSING REQUIREMENTS: 

11. Prior to the issuance of any building permits, the Owner/Permittee shall comply with the 
affordable housing requirements of the City's lnclusionary Affordable Housing Regulations (SDMC 
§ 142.1301 et seq.). 

ENGINEERING REQUIREMENTS: 

12. The project proposes to export 870 cubic yards of material from the project site. All excavated 
material listed to be exported, shall be exported to a legal disposal site in accordance with the 
Standard Specifications for Public Works Construction (the "Green Book"}, 2015 edition and Regional 
Supplement Amendments adopted by Regional Standards Committee. 

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

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

15. Prior to the issuance of any construction permit the Owner/Permittee shall submit a Water 
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines in Part 
2 Construction BMP Standards Chapter 4 of the City's Storm Water Standards. 

16. Prior to the issuance of any construction permit, the applicant shall submit a Technical Report 
that will be subject to final review and approval by the City Engineer, based on the Storm Water 
Standards in effect at the time of the construction permit issuance. 

17. Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a 
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City 
Engineer. 
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18. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement, from the City Engineer, for the proposed curb 
outlet (D-25), landscaping, and irrigation in the right-of-way adjacent to site. 

19. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, the replacement of the existing 24-foot driveway adjacent to site on Hornblend Street with a 
14-foot, one-way-in driveway per current City Standard, and replace the non-utilized driveway 
portion(s) with current City Standard curb, gutter and sidewalk. 

20. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, the closure of two (2) non-utilized driveways adjacent to site on Garnet Avenue and one (1) on 
Horn blend Street with current City Standard curb, gutter and sidewalk, satisfactory to City Engineer. 

21. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, the reconstruction the adjacent existing alley with full-width alley including installation of an 
alley apron per current City Standards, satisfactory to City Engineer. 

PLANNING/DESIGN REQUIREMENTS: 

22. A topographical survey conforming to the provisions of the SDMC may be required if it is 
determined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Permit or a regulation of the underlying zone. The cost of any 
such survey shall be borne by the Owner/Permittee. 

23. All private outdoor lighting shall be shaded and adjusted to fall on the same premises where 
such lights are located and in accordance with the applicable regulations in the SDMC. 

24. All signs associated with this development shall be consistent with sign criteria established by 
City-wide sign regulations. 

ENVIRONMENTAL/MITIGATION REQUIREMENTS: 

25. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRPJ shall 
apply to this Permit. These MMRP conditions are hereby incorporated into this Permit by reference. 

26. The mitigation measures specified in the MMRP and outlined in Mitigated Negative Declaration 
No. 524566, shall be noted on the construction plans and specifications under the heading 
ENVIRONMENTAL MITIGATION REQUIREMENTS. 

27. The Owner/Permittee shall comply with the MMRP as specified in Mitigated Negative 
Declaration No. 524566 to the satisfaction of the Development Services Department and the City 
Engineer. Prior to issuance of any construction permit, all conditions of the MMRP shall be adhered 
to, to the satisfaction of the City Engineer. All mitigation measures described in the MMRP shall be 
implemented for the following issue areas: Cultural Resources (Archeology) and Tribal Cultural 
Resources 
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CLIMATE ACTION PLAN REQUIREMENTS: 

Owner/Permittee shall comply with the Climate Action Plan (CAP) Consistency Checklist stamped as 
Exhibit "A." Prior to issuance of any construction permit, all CAP strategies shall be noted within the 
first three (3) sheets of the construction plans under the heading "Climate Action Plan 
Requirements" and shall be enforced and implemented to the satisfaction of the Development 
Services Department. 

PUBLIC UTILITIES REQUIREMENTS: 

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

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

30. Prior to the issuance of any grading permits, the Owner/Permittee will be required to design 
traffic rated water meter boxes in the public right-of-way. If the water meter needs to be located in 
private property, the Owner/Permittee shall grant a water access and maintenance easement to the 
benefit of the City of San Diego. 

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

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

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

34. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, that any existing, unused sewer lateral is capped (abandoned) at the property line and new 
sewer lateral(s) are installed, which must be located outside of any driveway or vehicular use area. 

35. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, that any existing unused water service is removed (killed) at the main. 
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LANDSCAPE REQUIREMENTS: 

36. Prior to issuance of any grading permit, the Owner/Permittee shall submit complete 
construction documents for the revegetation and hydro-seeding of all disturbed land in accordance 
with the City of San Diego Landscape Standards, Storm water Design Manual, and to the satisfaction 
of the Development Services Department. All plans shall be in substantial conformance to this 
permit (including Environmental conditions) and Exhibit 'A.' on file in the Development Services 
Department. 

37. Prior to issuance of any building permit, the Owner/Permittee shall submit complete 
landscape and irrigation construction documents, which are consistent with the Landscape 
Standards, to the Development Services Department for approval. The construction documents shall 
be in substantial conformance with Exhibit 'A.' Landscape Development Plan, on file in the 
Development Services Department. Construction plans shall provide a 40-square-foot area around 
each tree that is unencumbered by hardscape and utilities unless otherwise approved per 
§142.0403(b)(S). 

38. Prior to issuance of any public improvement permit, the Owner/Permittee shall submit 
complete landscape construction documents for right-of-way improvements to the Development 
Services Department for approval. Improvement plans shall show, label, and dimension a 40-square­
foot area around each tree which is unencumbered by utilities. Driveways, utilities, drains, water and 
sewer laterals shall be designed so as not to prohibit the placement of street trees. 

39. In the event that a foundation only permit is requested by the Owner/Permittee, a site plan or 
staking layout plan, shall be submitted to the Development Services Department identifying all 
landscape areas consistent with Exhibit 'A,' Landscape Development Plan, on file in the Development 
Services Department. These landscape areas shall be clearly identified with a distinct symbol, noted 
with dimensions, and labeled as 'landscaping area.' 

40. The Owner/Permittee shall be responsible for the maintenance of all landscape 
improvements shown on the approved plans, including in the right-of-way, unless long-term 
maintenance of said landscaping will be the responsibility of another entity approved by the 
Development Services Department. All required landscape shall be maintained consistent with the 
Landscape Standards in a disease, weed, and litter free condition at all times. Severe pruning or 
"topping" of trees is not permitted. 

41. If any required landscape (including existing or new plantings, hardscape, landscape features, 
etc.) indicated on the approved construction documents is damaged or removed during demolition 
or construction, the Owner/Permittee shall repair and/or replace in kind and equivalent size per the 
approved documents to the satisfaction of the Development Services Department within 30 days of 
damage or Certificate of Occupancy. 
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TRANSPORTATION REQUIREMENTS: 

42. A deviation to allow 50 automobile parking spaces where 59 parking spaces are required. The 
automobile, motorcycle and bicycle parking spaces must be constructed in accordance with the 
requirements of the SDMC. All on-site parking stalls and aisle widths shall be in compliance with 
requirements of the City's Land Development Code and shall not be converted and/or utilized for 
any other purpose, unless otherwise authorized in writing authorized by the appropriate City 
decision maker in accordance with the SDMC. 

43. The project shall provide and maintain a 10-foot x 10-foot visibility triangle area along the 
property line on both sides of the driveway on Horn blend Street. No obstacles higher than 36 inches 
shall be located within this area e.g. landscape, walls, columns, signs etc. 

44. The project shall provide and maintain a 10-foot x 10-foot visibility triangle area along the 
property line on both sides of the alley on Bayard Street. No obstacles higher than 36 inches shall be 
located within this area e.g. landscape, walls, columns, signs etc. 
45. The project shall provide and maintain 15-foot x 15-foot visibility triangle area along the 
property line at the northwest corner of the intersection of Bayard Street and Hornblend Street. No 
obstacles higher than 36 inches shall be located within this area e.g. landscape, walls, columns, signs 
etc. 

46. The project shall provide and maintain 15-foot x 15-foot visibility triangle area along the 
property line at the southwest corner of the intersection of Bayard Street and Garnet Avenue. No 
obstacles higher than 36 inches shall be located within this area e.g. landscape, walls, columns, signs 
etc. 

INFORMATION ONLY: 

• The issuance of this discretionary permit alone does not allow the immediate commencement 
or continued operation of the proposed use on site. Any operation allowed by this 
discretionary permit may only begin or recommence after all conditions listed on this permit 
are fully completed and all required ministerial permits have been issued and received final 
inspection. 

• Any party on whom fees, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code-section 66020. 

• This development may be subject to impact fees at the time of construction permit issuance. 

APPROVED by the Planning Commission of the City of San Diego on February 15, 2018, and 
Resolution No. XXXX. 
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RESOLUTION NUMBER R-___ _ 

ADOPTED ON FEBRUARY 15, 2018 

WHEREAS, on Feb. 14. 2017, James Alcorn submitted an application to the Development 

Services Department for a Coastal Development Permit and Planned Development Permit for the 

Paseo Mews Townhomes (Project); and 

WHEREAS, the matter was set for a public hearing by the Planning Commission of the City of 

San Diego; and 

WHEREAS, the issue was heard by the Planning Commission on February 15, 2018; and 

WHEREAS, the Planning Commission considered the issues discussed in Mitigated Negative 

Declaration No. 524566 (Declaration) prepared for this Project; NOW THEREFORE, 

BE IT RESOLVED, by the Planning Commission that it is certified that the Declaration has 

been completed in compliance with the California Environmental Quality Act of 1970 (CEQA) (Public 

Resources Code Section 21000 et seq.), as amended, and the State CEQA Guidelines thereto 

(California Code of Regulations, Title 14, Chapter 3, Section 15000 et seq.), that the Declaration 

reflects the independent judgment of the City of San Diego as Lead Agency and that the information 

contained in said Declaration, together with any comments received during the public review 

process, has been reviewed and considered by the Planning Commission in connection with the 

approval of the Project. 

BE IT FURTHER RESOLVED, that the Planning Commission finds on the basis of the entire 

record that project revisions now mitigate potentially significant effects on the environment 

previously identified in the Initial Study, that there is no substantial evidence that the Project will 

have a significant effect on the environment, and therefore, that said Declaration is hereby adopted. 
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BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081.6, the Planning Commission 

hereby adopts the Mitigation Monitoring and Reporting Program, or alterations to implement the 

changes to the Project as required by this Planning Commission in order to mitigate or avoid 

significant effects on the environment, which is attached hereto as Exhibit A. 

BE IT FURTHER RESOLVED, that the Declaration and other documents constituting the record 

of proceedings upon which the approval is based are available to the public at the office of the 

Development Services Department, 1222 First Avenue, San Diego, CA 92101. 

BE IT FURTHER RESOLVED, that Development Services Staff is directed to file a Notice of 

Determination with the Clerk of the Board of Supervisors for the County of San Diego regarding the 

Project. 

By: 
Paul Godwin, Development Project Manager 

ATTACHMENT(S): Exhibit A, Mitigation Monitoring and Reporting Program 
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EXHIBIT A 

MITIGATION MONITORING AND REPORTING PROGRAM 

Coastal Development Permit and Planned Development Permit 

PROJECT NO. 524566 

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public 
Resources Code Section 21081.6 during implementation of mitigation measures. This program 
identifies at a minimum: the department responsible for the monitoring, what is to be monitored, 
how the monitoring shall be accomplished, the monitoring and reporting schedule, and completion 
requirements. A record of the Mitigation Monitoring and Reporting Program will be maintained at the 
offices of the Entitlements Division, 1222 First Avenue, Fifth Floor, San Diego, CA, 92101. All mitigation 
measures contained in the Mitigated Negative Declaration No. 524566 shall be made conditions of 
Coastal Development Permit and Planned Development Permit as may be further described below. 

A. GENERAL REQUIREMENTS - PART I 

Plan Check Phase (prior to permit issuance) 

1. Prior to the issuance of a Notice To Proceed (NTP) for a subdivision, or any construction permits, 
such as Demolition, Grading or Building, or beginning any construction related activity on-site, the 
Development Services Department (DSD) Director's Environmental Designee (ED) shall review and 
approve all Construction Documents (CD), (plans, specification, details, etc.) to ensure the MMRP 
requirements are incorporated into the design. 

2. In addition, the ED shall verify that the MMRP Conditions/Notes that apply ONLY to the 
construction phases of this project are included VERBATIM, under the heading, 
"ENVIRONMENTAL/MITIGATION REQUIREMENTS." 

3. These notes must be shown within the first three (3) sheets of the construction documents in the 
format specified for engineering construction document templates as shown on the City website: 

http://www.sandiego.gov/development-services/industry/standtemp.shtml 

4. The TITLE INDEX SHEET must also show on which pages the "Environmental/Mitigation 
Requirements" notes are provided. 

5. SURETY AND COST RECOVERY - The Development Services Director or City Manager may require 
appropriate surety instruments or bonds from private Permit Holders to ensure the long term 
performance or implementation of required mitigation measures or programs. The City is 
authorized to recover its cost to offset the salary, overhead, and expenses for City personnel and 
programs to monitor qualifying projects. 

B. GENERAL REQUIREMENTS - PART II 

Post Plan Check (After permit issuance/Prior to start of construction) 
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1. PRE CONSTRUCTION MEETING IS REQUIRED TEN (10) WORKING DAYS PRIOR TO BEGINNING 
ANY WORK ON THIS PROJECT. The PERMIT HOLDER/OWNER is responsible to arrange and perform 
this meeting by contacting the CITY RESIDENT ENGINEER (RE) of the Field Engineering Division and 
City stafffrom MITIGATION MONITORING COORDINATION (MMC). Attendees must also include the 
Permit holder's Representative(s), Job Site Superintendent and the following consultants: 

Qualified Archaeologist, Native American Monitor 

Note: 

Failure of all responsible Permit Holder's representatives and consultants to attend shall 
require an additional meeting with all parties present. 

CONTACT INFORMATION: 

a) The PRIMARY POINT OF CONTACT is the RE at the Field Engineering Division - 858-627-
3200 

b) For Clarification of ENVIRONMENTAL REQUIREMENTS, it is also required to call RE and 
MMC at 858-627-3360 

2. MMRP COMPLIANCE: This Project, Project Tracking System (PTS) #524566 and /or Environmental 
Document# 524566, shall conform to the mitigation requirements contained in the associated 
Environmental Document and implemented to the satisfaction of the DSD's Environmental Designee 
(MMC) and the City Engineer (RE). The requirements may not be reduced or changed but may be 
annotated (i.e. to explain when and how compliance is being met and location of verifying proof, 
etc.). Additional clarifying information may also be added to other relevant plan sheets and/or 
specifications as appropriate (i.e., specific locations, times of monitoring, methodology, etc 

Note: 

Permit Holder's Representatives must alert RE and MMC if there are any discrepancies in the 
plans or notes, or any changes due to field conditions. All conflicts must be approved by RE 
and MMC BEFORE the work is performed. 

3. OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other agency requirements or 
permits shall be submitted to the RE and MMC for review and acceptance prior to the beginning of 
work or within one week of the Permit Holder obtaining documentation of those permits or 
requirements. Evidence shall include copies of permits, letters of resolution or other documentation 
issued by the responsible agency. 

None Required 

4. MONITORING EXHIBITS 

All consultants are required to submit, to RE and MMC, a monitoring exhibit on a 11x17 reduction of 
the appropriate construction plan, such as site plan, grading, landscape, etc., marked to clearly show 
the specific areas including the LIMIT OF WORK, scope of that discipline's work, and notes indicating 
when in the construction schedule that work will be performed. When necessary for clarification, a 
detailed methodology of how the work will be performed shall be included. 
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NOTE: 
Surety and Cost Recovery - When deemed necessary by the Development Services Director or 
City Manager, additional surety instruments or bonds from the private Permit Holder may be 
required to ensure the long term performance or implementation of required mitigation 
measures or programs. The City is authorized to recover its cost to offset the salary, 
overhead, and expenses for City personnel and programs to monitor qualifying projects. 

5. OTHER SUBMITTALS AND INSPECTIONS: 

The Permit Holder/Owner's representative shall submit all required documentation, verification 
letters, and requests for all associated inspections to the RE and MMC for approval per the following 
schedule: 

DOCUMENT SUBMITTAL/INSPECTION CHECKLIST 
Issue Area Document Submittal Associated 

Inspection/Approvals/Notes 
General Consultant Qualification Prior to Preconstruction 

Letters Meeting 
General Consultant Construction Prior to or at Preconstruction 

Monitoring Exhibits Meeting 
Archaeological Resources Monitoring Report(s) Monitoring Report Approval 
Bond Release Request for Bond Release Final MMRP Inspections Prior to 

Letter Bond Release Letter 

B. SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS 

CULTURAL RESOURCES (ARCHAEOLOGY) and TRIBAL CULTURAL RESOURCES MITIGATION 
I. Prior to Permit Issuance 

A. Entitlements Plan Check 
1. Prior to issuance of any construction permits, including but not limited to, the first 

Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice to 
Proceed for Subdivisions, but prior to the first preconstruction meeting, whichever is 
applicable, the Assistant Deputy Director (ADD) Environmental designee shall verify 
that the requirements for Archaeological Monitoring and Native American 
monitoring have been noted on the applicable construction documents through the 
plan check process. 

8. Letters of Qualification have been submitted to ADD 
1. The applicant shall submit a letter of verification to Mitigation Monitoring 

Coordination (MMC) identifying the Principal Investigator (Pl) for the project and the 
names of all persons involved in the archaeological monitoring program, as defined 
in the City of San Diego Historical Resources Guidelines (HRG). If applicable, 
individuals involved in the archaeological monitoring program must have completed 
the 40-hour HAZWOPER training with certification documentation. 

2. MMC will provide a letter to the applicant confirming the qualifications of the Pl and 
all persons involved in the archaeological monitoring of the project meet the 
qualifications established in the HRG. 
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3. Prior to the start of work, the applicant must obtain written approval from MMC for 
any personnel changes associated with the monitoring program. 

II. Prior to Start of Construction 
A. Verification of Records Search 

1. The Pl shall provide verification to MMC that a site specific records search (1/4 mile 
radius) has been completed. Verification includes, but is not limited to a copy of a 
confirmation letter from South Coastal Information Center, or, if the search was in­
house, a letter of verification from the Pl stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning expectations and 
probabilities of discovery during trenching and/or grading activities. 

3. The Pl may submit a detailed letter to MMC requesting a reduction to the 14 mile 
radius. 

B. Pl Shall Attend Precon Meetings 

1. Prior to beginning any work that requires monitoring; the Applicant shall arrange a 
Precon Meeting that shall include the Pl, Native American consultant/monitor (where 
Native American resources may be impacted), Construction Manager (CM) and/or 
Grading Contractor, Resident Engineer (RE), Building Inspector (Bl), if appropriate, 
and MMC. The qualified Archaeologist and Native American Monitor shall attend any 
grading/excavation related Precon Meetings to make comments and/or suggestions 
concerning the Archaeological Monitoring program with the Construction Manager 
and/or Grading Contractor. 

a. If the Pl is unable to attend the Precon Meeting, the Applicant shall schedule a 
focused Precon Meeting with MMC, the Pl, RE, CM or Bl, if appropriate, prior to 
the start of any work that requires monitoring. 

2. Identify Areas to be Monitored 
a. Prior to the start of any work that requires monitoring, the Pl shall submit an 

Archaeological Monitoring Exhibit (AME) (with verification that the AME has been 
reviewed and approved by the Native American consultant/monitor when Native 
American resources may be impacted) based on the appropriate construction 
documents (reduced to 11x17) to MMC identifying the areas to be monitored 
including the delineation of grading/excavation limits. 

b. The AME shall be based on the results of a site specific records search as well as 
information regarding existing known soil conditions (native or formation). 

3. When Monitoring Will Occur 

a. Prior to the start of any work, the Pl shall also submit a construction schedule to 
MMC through the RE indicating when and where monitoring will occur. 

b. The Pl may submit a detailed letter to MMC prior to the start of work or during 
construction requesting a modification to the monitoring program. This request 
shall be based on relevant information such as review of final construction 
documents which indicate site conditions such as depth of excavation and/or site 
graded to bedrock, etc., which may reduce or increase the potential for 
resources to be present. 

Ill. During Construction 
A. Monitor(s) Shall be Present During Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present full-time during all soil disturbing and 
grading/excavation/trenching activities which could result in impacts to 
archaeological resources as identified on the AME. The Construction Manager is 
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responsible for notifying the RE, Pl, and MMC of changes to any construction 
activities such as in the case of a potential safety concern within the area 
being monitored. In certain circumstances OSHA safety requirements may 
necessitate modification of the AME. 

2. The Native American consultant/monitor shall determine the extent of their 
presence during soil disturbing and grading/excavation/trenching activities based on 
the AME and provide that information to the Pl and MMC. If prehistoric resources are 
encountered during the Native American consultant/monitor's absence, work shall 
stop and the Discovery Notification Process detailed in Section 111.B-C and IV.A-D shall 
commence. 

3. The Pl may submit a detailed letter to MMC during construction requesting a 
modification to the monitoring program when a field condition such as modern 
disturbance post-dating the previous grading/trenching activities, presence of fossil 
formations, or when native soils are encountered that may reduce or increase the 
potential for resources to be present. 

4. The archaeological and Native American consultant/monitor shall document field 
activity via the Consultant Site Visit Record (CSVR). The CSVR's shall be faxed by the 
CM to the RE the first day of monitoring, the last day of monitoring, monthly 
(Notification of Monitoring Completion), and in the case of ANY discoveries. The 
RE shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the contractor to 
temporarily divert all soil disturbing activities, including but not limited to digging, 
trenching, excavating or grading activities in the area of discovery and in the area 
reasonably suspected to overlay adjacent resources and immediately notify the RE or 
Bl, as appropriate. 

2. The Monitor shall immediately notify the Pl (unless Monitor is the Pl) of the 
discovery. 

3. The Pl shall immediately notify MMC by phone of the discovery, and shall also submit 
written documentation to MMC within 24 hours by fax or email with photos of the 
resource in context, if possible. 

4. No soil shall be exported off-site until a determination can be made regarding the 
significance of the resource specifically if Native American resources are 
encountered. 

C. Determination of Significance 

1. The Pl and Native American consultant/monitor, where Native American resources 
are discovered shall evaluate the significance of the resource. If Human Remains are 
involved, follow protocol in Section IV below. 
a. The Pl shall immediately notify MMC by phone to discuss significance 

determination and shall also submit a letter to MMC indicating whether 
additional mitigation is required. 

b. If the resource is significant, the Pl shall submit an Archaeological Data Recovery 
Program (ADRP) which has been reviewed by the Native American 
consultant/monitor, and obtain written approval from MMC. Impacts to 
significant resources must be mitigated before ground disturbing activities in the 
area of discovery will be allowed to resume. Note: If a unique archaeological 
site is also an historical resource as defined in CEQA, then the limits on the 
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amount(s) that a project applicant may be required to pay to cover 
mitigation costs as indicated in CEQA Section 21083.2 shall not apply. 

c. If the resource is not significant, the Pl shall submit a letter to MMC indicating 
that artifacts will be collected, curated, and documented in the Final Monitoring 
Report. The letter shall also indicate that that no further work is required. 

IV. Discovery of Human Remains 
If human remains are discovered, work shall halt in that area and no soil shall be exported 
off-site until a determination can be made regarding the provenance of the human remains; 
and the following procedures as set forth in CEQA Section 15064.S(e), the California Public 
Resources Code (Sec. 5097.98) and State Health and Safety Code (Sec. 7050.5) shall be 
undertaken: 
A. Notification 

1. Archaeological Monitor shall notify the RE or Bl as appropriate, MMC, and the Pl, if 
the Monitor is not qualified as a Pl. MMC will notify the appropriate Senior Planner 
in the Environmental Analysis Section (EAS) of the Development Services Department 
to assist with the discovery notification process. 

2. The Pl shall notify the Medical Examiner after consultation with the RE, either in 
person or via telephone. 

B. Isolate discovery site 
1. Work shall be directed away from the location of the discovery and any nearby area 

reasonably suspected to overlay adjacent human remains until a determination can 
be made by the Medical Examiner in consultation with the Pl concerning the 
provenance of the remains. 

2. The Medical Examiner, in consultation with the Pl, will determine the need for a field 
examination to determine the provenance. 

3. If a field examination is not warranted, the Medical Examiner will determine with 
input from the Pl, if the remains are or are most likely to be of Native American 
origin. 

C. If Human Remains ARE determined to be Native American 
1. The Medical Examiner will notify the Native American Heritage Commission (NAHC) 

within 24 hours. By law, ONLY the Medical Examiner can make this call. 
2. NAHC will immediately identify the person or persons determined to be the Most 

Likely Descendent (MLD) and provide contact information. 
3. The MLD will contact the Pl within 24 hours or sooner after the Medical Examiner has 

completed coordination, to begin the consultation process in accordance with CEQA 
Section 15064.5(e), the California Public Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make recommendations to the property owner or 
representative, for the treatment or disposition with proper dignity, of the human 
remains and associated grave goods. 

5. Disposition of Native American Human Remains will be determined between the 
MLD and the Pl, and, if: 
a. The NAHC is unable to identify the MLD, OR the MLD failed to make a 

recommendation within 48 hours after being notified by the Commission; OR; 
b. The landowner or authorized representative rejects the recommendation of the 

MLD and mediation in accordance with PRC 5097.94 (k) by the NAHC fails to 
provide measures acceptable to the landowner, THEN, 
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c. In order to protect these sites, the Landowner shall do one or more of the 
following: 
(1) Record the site with the NAHC; 
(2) Record an open space or conservation easement on the site; 
(3) Record a document with the County. 

d. Upon the discovery of multiple Native American human remains during a ground 
disturbing land development activity, the landowner may agree that additional 
conferral with descendants is necessary to consider culturally appropriate 
treatment of multiple Native American human remains. Culturally appropriate 
treatment of such a discovery may be ascertained from review of the site 
utilizing cultural and archaeological standards. Where the parties are unable to 
agree on the appropriate treatment measures the human remains and items 
associated and buried with Native American human remains shall be reinterred 
with appropriate dignity, pursuant to Section 5.c., above. 

D. If Human Remains are NOT Native American 
1. The Pl shall contact the Medical Examiner and notify them of the historic era context 

of the burial. 

2. The Medical Examiner will determine the appropriate course of action with the Pl 
and City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be appropriately removed and 
conveyed to the San Diego Museum of Man for analysis. The decision for internment 
of the human remains shall be made in consultation with MMC, EAS, the 
applicant/landowner, any known descendant group, and the San Diego Museum of 
Man. 

V. Night and/or Weekend Work 
A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the contract package, the extent and 
timing shall be presented and discussed at the precon meeting. 

2. The following procedures shall be followed. 
a. No Discoveries 

In the event that no discoveries were encountered during night and/or weekend 
work, the Pl shall record the information on the CSVR and submit to MMC via fax 
by 8AM of the next business day. 

b. Discoveries 

All discoveries shall be processed and documented using the existing procedures 
detailed in Sections Ill - During Construction, and IV - Discovery of Human 
Remains. Discovery of human remains shall always be treated as a significant 
discovery. 

c. Potentially Significant Discoveries 

If the Pl determines that a potentially significant discovery has been made, the 
procedures detailed under Section Ill - During Construction and IV-Discovery of 
Human Remains shall be followed. 

d. The Pl shall immediately contact MMC, or by 8AM of the next business day to 
report and discuss the findings as indicated in Section 111-B, unless other specific 
arrangements have been made. 

B. If night and/or weekend work becomes necessary during the course of construction 
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1. The Construction Manager shall notify the RE, or Bl, as appropriate, a minimum of 24 
hours before the work is to begin. 

2. The RE, or Bl, as appropriate, shall notify MMC immediately. 
C. All other procedures described above shall apply, as appropriate. 

VI. Post Construction 
A. Preparation and Submittal of Draft Monitoring Report 

1. The Pl shall submit two copies of the Draft Monitoring Report (even if negative), 
prepared in accordance with the Historical Resources Guidelines (Appendix C/D) 
which describes the results, analysis, and conclusions of all phases of the 
Archaeological Monitoring Program (with appropriate graphics) to MMC for review 
and approval within 90 days following the completion of monitoring. It should be 
noted that if the Pl is unable to submit the Draft Monitoring Report within the 
allotted 90-day timeframe resulting from delays with analysis, special study 
results or other complex issues, a schedule shall be submitted to MMC 
establishing agreed due dates and the provision for submittal of monthly 
status reports until this measure can be met. 
a. For s·1gnificant archaeological resources encountered during monitoring, the 

Archaeological Data Recovery Program shall be included in the Draft Monitoring 
Report. 

b. Recording Sites with State of California Department of Parks and Recreation 
The Pl shall be responsible for recording (on the appropriate State of California 
Department of Park and Recreation forms-DPR 523 A/B) any significant or 
potentially significant resources encountered during the Archaeological 
Monitoring Program in accordance with the City's Historical Resources 
Guidelines, and submittal of such forms to the South Coastal Information Center 
with the Final Monitoring Report. 

2. MMC shall return the Draft Monitoring Report to the Pl for revision or, for 
preparation of the Final Report. 

3. The Pl shall submit revised Draft Monitoring Report to MMC for approval. 
4. MMC shall provide written verification to the Pl of the approved report. 
5. MMC shall notify the RE or Bl, as appropriate, of receipt of all Draft Monitoring 

Report submittals and approvals. 
B. Handling of Artifacts 

1. The Pl shall be responsible for ensuring that all cultural remains collected are 
cleaned and catalogued 

2. The Pl shall be responsible for ensuring that all artifacts are analyzed to identify 
function and chronology as they relate to the history of the area; that fauna! material 
is identified as to species; and that specialty studies are completed, as appropriate. 

3. The cost for cu ration is the responsibility of the property owner. 
C. Curation of artifacts: Accession Agreement and Acceptance Verification 

1. The Pl shall be responsible for ensuring that all artifacts associated with the survey, 
testing and/or data recovery for this project are permanently curated with an 
appropriate institution. This shall be completed in consultation with MMC and the 
Native American representative, as applicable. 

2. The Pl shall include the Acceptance Verification from the cu ration institution in the 
Final Monitoring Report submitted to the RE or Bl and MMC. 
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3. When applicable to the situation, the Pl shall include written verification from the 
Native American consultant/monitor indicating that Native American resources were 
treated in accordance with state law and/or applicable agreements. If the resources 
were reinterred, verification shall be provided to show what protective measures 
were taken to ensure no further disturbance occurs in accordance with Section IV -
Discovery of Human Remains, Subsection 5. 

D. Final Monitoring Report(s) 

1. The Pl shall submit one copy of the approved Final Monitoring Report to the RE or Bl 
as appropriate, and one copy to MMC (even if negative), within 90 days after 
notification from MMC that the draft report has been approved. 

2. The RE shall, in no case, issue the Notice of Completion and/or release of the 
Performance Bond for grading until receiving a copy of the approved Final 
Monitoring Report from MMC which includes the Acceptance Verification from the 
curation institution. 

The above mitigation monitoring and reporting program will require additional fees and/or deposits 
to be collected prior to the issuance of building permits, certificates of occupancy and/or final maps 
to ensure the successful completion of the monitoring program. 
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PASEO MEWS 
TOWNHOUSES/LOFTS & SHOPS 
GARNET /BA YARD/HORNBLEND 
875 GARNET AVENUE 
PACIFIC BEACH, CA 92109 

PROJECT INFORMATION 

• APN: 423-044-12-00, 423-044-07-00, 423-044-13-00, 
423-044-05-00 

• LOTS 15, 16, 17, 18, 19, 20, 21. 22, 23, 24, 25, & 26 
OF MAP 15287 AVALON PLAZA MAP 854 PACIFIC 
BEACH AMENDED TRUSTEES MAP. BLOCK 423 
PAGE 04 SHEET 1 OF 2. 

• 2 LOTS 18.750 SF EA. 
• 37,500 SF TOTAL 
• 4600 SF LANDSCAPED AREA (PROPOSED) 
• ZONE: CC4-2 (NO SETBACKS) 
• BEACH IMPACT ZONE 
• TRANSIT ZONE 
• COASTAL ZONE (30 FT HEIGHT LIMIT-

PROPOSED 29'-8") 
• CODE DEVIATIONS REQUESTED 
• CONSTRUCTION TYPE VA (SPRINKLERED) 
• OCCUPANCY R-2 & M 
• EXISTING BUILDING BUILT 1975 
• NO EASEMENTS 
• GEOGRAPHIC HAZARD CATEGORY 52 
• FLOOR AREA RATIO= 2.0 
• PROPOSED FAR PHASE I = 1.0 
• PROPOSED FAR PHASE II= 1.23 

PHASE #1 FAR= 1.0 

• EXISTING RETAIL SPACE (7450 SF) ON GARNET 
AVENUE REMAINS UNCHANGED ALONG WITH 6 
EXISTING PARKING PLACES ON BUILDING WEST 
SIDE. 

• DEVELOP (3) 2-BEDROOM LOFT APARTMENTS 
OVER 2400 SF SHOP SPACE FACING GARNET 
AVENUE@ BAYARD. 

• CONSTRUCT (4) ONE-BEDROOM GROUND FLOOR 
APARTMENTS OR SHOPS ALONG EASTERN 72FT 
OF HORNBLEND AVENUE@ BA YARD. ADD (4) 
2-BEDROOM LOFTS ABOVE. 

• BUILD (7) TWO BEDROOM TOWNHOUSES ON 
EITHER SIDE OF MID-BLOCK LINE (PASEO MEWS) 

PHASE #2 FAR= 1.23 

• HORNBLEND SITE REMAINS AS DEVELOPED IN 
PHASE #1 

• GARNET SITE IS MODIFIED WITH THE ADDITION OF 5 
TOWNHOUSES FACING PASEO MEWS. 

• EXISTING RETAIL BUILDING REDUCED IN SIZE 
TAKING 62FT OFF THE ALLEY (SOUTH) SIDE OF THE 
BUILDING TO ACCOMODATE THE 5 ADDITIONAL 
TOWNHOUSES. 

• ONE ADDITIONAL 800 SF RETAIL SPACE AND ONE 
2-BED LOFT ARE BUILT FACING GARNET. 

OWNER INFORMATION 

875 GARNET ASSOCIATES LLC 
10992 CLOVERHURST WAY 
SAN DIEGO, CA 92130 

PROJECT TEAM 

JAMES ALCORN AIA 
9736 CLAIBORNE SQUARE 
LA JOLLA, CALIFORNIA 92037 

CHRISTIANSEN ENGINEERING CIVIL ENGINEERS 
7888 SILVERTON A VENUE STE J 
SAN DIEGO, CALIFORNIA 92126 

NERI LANDSCAPE ARCHITECTURE 
928 HORNBLEND STREET, SUITE #3 
SAN DIEGO. CALIFORNIA 92109 

PROJECT SCOPE 

MIXED USE PHASED DEVELOPMENT THAT CONSISTS 
OF 24 NEW RESIDENTIAL TOWNHOMES / LIVE WORK 
LOFTS AND RETAIL FOR A TOTAL OF 46,256 SF. 

SHEET LIST 

Al COVER PAGE & PASEO MEWS ELEVATION 
A2 PASEO MEWS VIEW FROM BAYARD AND 

DESIGN STATEMENT 
A3 EXISTING SITE 
A4 SITE PLAN - PHASE 1 
AS SITE PLAN - PHASE 2 
A6 SECTION & PARTIAL ELEVATION 
A6. l SECTIONS SHOWING BUILDING HEIGHTS 
A 7 ELEV A TIONS 
A8 ROOF PLAN & SPOT ELEVATIONS 
A9 TYPICAL FLOOR PLANS 
Al O SITE & PHOTO KEY 
L 1.0 LANDSCAPE PLAN AND NOTES 
L 1.1 LANDSCAPE PLAN 
L 1.2 LANDSCAPE RENDERING 
Cl TOPOGRAPHIC SURVEY 
C2 PRELIMINARY GRADING PLAN 
C3 PRELIMINARY GRADING PLAN 
C4 GRADING FOR HEIGHT CLARIFICATION 
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PASEO MEWS 

The project is composed of a mixture of townhouses facing the midblock lane (Paseo Mews), loft apartments 
over shop facing onto Garnet Avenue, and again loft apartments as well as option one-bedroom or shop 
spaces facing onto Hornblend Street at street level. 

Plan Development Responses 

1. The proposed development enhances the applicant's land use plan by celebrating the midblock lane 
and making it an active tree-lined part of this proposed urban village. 

2. The proposed development will increase public health, safety, and welfare by encouraging pedestrian 
and bicycle travel throughout the heavily landscaped public areas. Paseo mews will be creatively 
lighted and electrical power for the development will be provided by the photovoltaic shade structures 
within the parking area as well as on the buildings' rooftops. 

3. A proposed deviation for optional residential or commercial use of approximately 3000 sf of ground 
floor space along Hornblend Street will provide flexibility along this transitional street allowing work/ 
live opportunities as well as 3 or 4 ADA Accessible units within the proposed community. 

A second deviation proposes to close 3 of the 4 driveway curb cuts along Garnet Avenue and 
Hornblend Street, and retain one Hornblend driveway access to the new community. The midblock 
lane (Paseo Mews) is signed one-way with its only access from Mission Boulevard without using other 
owners' parking lot drive entrances along Hornblend Street to the west of the project as a short cut. 

If the existing driveway is not retained, the additional drive distance one must travel to access the 
development (Hornblend west/Mission North/Paseo Mews east) is approximately 925 feet. So if 
SO+ cars are obliged to make that route twice daily, in one year's time, a total of 6,400 miles will be 
accumulated. Therefore, I recommend the time, energy, and gasoline to drive from San Diego to Maine 
and back is not worth closing the Hornblend Street access drive to gain one on-street parking space. 

As the development is in the transit zone, and many bus routes, both north/south and east/west, stop 
at Garnet Ave and Bayard Street, we are seeking a deviation for the number of on-site parking places 
provided. Instead of the transit zone 2.1/1000 sf retail we are proposing 1.7/1000 sf retail as is used 
in the commercial area of La Jolla. The 12 townhouse units are not affected by this, however, (8) two­
bedroom loft apartments (1.5 spaces per unit) and (4) one-bedroom apartment (1 space per unit) on­
site parking count is reduced. The total deviation request is 9 spaces in phase II. 

The 2014 City of San Diego mixed-use Urban Villages Workshop proposed "counting on-street parking 
spaces adjacent to a development toward off-street requirements. Presently, 21 on-street parking 
spaces exist. As proposed, 24 will be available. The closure of 3 of the 4 driveway curb-cuts along both 
Hornblend Street and Garnet Avenue will immediately provide 3 additional on-street spaces and the 
remaining 6 spaces will be absorbed on-street by the Urban Villages Workshop recommendation. 

The proposed project will enforce the goals and policies of the Pacific Beach Community Plan. 

These simple recommendations will allow for some delightful intensification of the residential infill 
opportunities like making the midblock lane a vital urban experience with all townhouses facing Paseo 
Mews. Canopy trees, planted driveways, and special surface paving are among the special features. 
Landscape planting and new street trees along with some of the existing palms will provide for an 
oasis at the core of Pacific Beach. Over 10% of the property (3759 sf) in phase II will be developed in 
landscape planting and 21% will be pedestrian paving, both permeable and impermeable. 

Building surfaces w ill be smooth exterior plaster with broad overhanging trellises/balconies and 
recessed windows, brick and terracotta paving will be used in part for pedestrian access ways and 
landscaped commercial gathering areas. 
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1 . Provide Building Address 
numbers, visible and 
legible from the street or 
rood fronting the property 
per Son Diego Municipal 
Code Section §95.0209 

2. Residential units on 
Bayard/private Dr. Needs 
to be addressed where 
Fire Deportment will 
respond. 

3. Post indicator valves, fire 
deportment connections, 
and alarm bell ore to be 
located on the address/ 
access side of the 
structure. 

4. An illuminated directory, 
in accordance with FHPS 
Policy 1-00-6, shall be 
provided. 

5. Vegetation shall be 
selected and maintained 
in such a manner as to 
allow immediate access 
to all hydrants, valves, Fire 0 
Deportment connections, l() 

pull stations, extinguishers, 
sprinkler risers, alarm 
control panels, rescue 
windows, and other 
devices or areas used 
for firefighting purposes. 
Vegetation or building 
features shall not obstruct 
address numbers or inhibit 
the functioning of alarm 
bells, hams or strobes. 

6. Decorative materials shall 
be maintained in a flame­
retardant condition. CFC 
Sec.804 

7. All buildings and sites 
undergoing construction, 
a lteration, or demolition 
shall comply with the 
requirements of Chapter 
33 of the CFC. 
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PARKING REQUIRED BY EXISTING CODE 

PHASE #1 PARKING 

9850 SF RETAIL x 1.7 
7 TOWNHOUSES x 2 
7 LOFTS x 1.5 
4 1-BEDROOM x 1 

RED CURBS­
NO PARKING 

14' 

Retail (existing): 7,450 s.f. x 2.1 spoces/1000 s.f. = 16 spaces 
Retail (new) : 2400 s.f. x 2.1 spoces/1000 s.f. = 5 
Townhomes: 7 two-bdr units x 2 spaces/unit = 14 spaces 
Apts: 4 one-bdr units x 1.5 spaces/unit = 6 
Lofts: 7 two-bdr units x 2 spaces/unit = 14 
Total= 16 + 5 + 14 + 6 + 14 = 55 parking spaces 

A minimum of 21 parking spaces including 1 van accessible space, 
1 EV space, 2 short term bicycle spaces, 2 long term bicycle spaces, 
2 motorcycle spaces for the retail use ore required. 

= 16.75 
=14 
= 10.5 
=4 
= 45.25 

<14> WITHIN TOWNHOUSES 
= 31.25 :. 31 REQUIRED SPACES 

CD 

0 
TOWNHOUSES 

® 

@ 

54· 8' 63' 
125' 

PARKING PROVIDED PER DEVIATION REQUEST 

wf z <( 
03: 

w 

* ~ 

I 

20· 

Retail (existing): 7,450 s.f. x 1.7 spoces/1000 s.f. = 12.6 spaces 
Retail (new) : 2400 s.f. x 1.7 spoces/1000 s.f. = 4 
Townhomes: 7 two-bdr units x 2 spaces/unit = 14 spaces 
Apts: 4 one-bdr units x 1 spaces/unit= 4 
Lofts: 7 two-bdr units x 1.5 spaces/unit = 10.5 
Total= 12.6 + 4 + 14 + 4 + 10.5 = 45 spaces 

PHASE #1 
• RETAIL 
• 7 LOFTS x 1260 
• 41-BEDAPARTMENTSx800 
• 7 TOWNHOUSES x 1878 
• 7 2 CAR GARAGE 370 

.22.9 

r 

7450 SF 
EX15TIN~ ~t... &,14>1,JG 

875 GARNET AVE 

® 
TOWNHOUSES 

(j) 

63' 8' 
125' 

1/16"=1'-0" 

The project would provide 45 spaces, while 55 spaces ore required 

2 van accessible spaces, 4 motorcycle spaces, 1 O bicycle spaces, and 2 electric ve­
hicle space 

0 

= 9,850 SF 
= 8,750 SF 
= 3,200 SF 
= 13,146 SF 
= 2,590 SF 

TOTAL= 37.536 SF 
37,500 SF= 1.00 FAR 

14' 

54' j; 

PHASE 1 SITE PLAN 
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DEVELOPMENT SUMMARY: 

ZONES: COASTAL HEIGHT 
OVERLAY / COST AL OVERLAY 
NON-APPEALABLE AREA 2 / 
RESIDENTIAL TANDEM PARKING 
OVERLAY /TRANSPORTATION 
OVERLAY 

INTENT: HIGH INTENSITY, TRANSIT 
ORIENTED, COMMERCIAL AND 
RESIDENTIAL DEVELOPMENT 

PHASE #2 PARKING 

6000 SF RETAIL x 1.7 
12 TOWNHOUSES x 2 
8 LOFTS x 1.5 
4 l -BEDROOM x l 

26' 14' 

DENSITY: l DU/l500SF LAND u 21.3 
HOWEVER l DU/lOOOSF IN TRANSIT 7~ <;--- -; 

~ B;,ax18 
ZONE. PROPOSED: l DU/1 OOOSF "+---#--4----t'): 

FAR: 2 MAX. PROPOSED: 1.23 
~: 
:.:'.• 

"'' <(' 
a..· 

= 10.20 
= 24 
=12 
=4 
= 50.20 

<24> WITHIN TOWNHOUSES 
= 26.20 :. 26 REQUIRED SPACES 

125' 

HEIGHT: COASTAL ZONE 30' 
HEIGHT LIMIT/ PROP D 30' HEIGHT 

~1 Bi tJl el ~- ~!. c!t 83 ~1 si 
=.IC~~ 'DO NOT ENTER ' SIGN 

LIMIT. PROPOSED: 29' - 8" 

SETBACKS: FRONT: OFT, SIDE: OFT, 
OPTIONAL BACK: OFT 

GROUND FLOOR HEIGHT: 
STRUCTURES WITH COMMERCIAL 0 
USES ON THE GROUND FLOOR l/) 

SHOULD HA VE MINIMUM FLOOR TO N 
FLOOR HEIGHT OF l 5FT BUT SHALL 
NOT BE LESS THAN l3FT MEASURED 
FROM A VERA GE ADJACENT 
SIDEWALK. 

PARKING: REQUIRED 2.1 SPACES 
PER l 200SF RETAIL 2 SPACES PER 2 
BED APARTMENT OR TOWNHOUSE, N 

1.5 SPACES PER l BED APARTMENTS r--.. 

ON SITE 

DEVIATION REQUEST: 
10 SPACES IN PHASE I 
5 SPACES IN PHASE II 

PARKING: 1.7 SPACES PER 
lOOOSF RETAIL, 2 SPACES PER 2 BED 
TOWNHOUSE, 1.5 SPACES PER 2 
BED LOFT AND 1 SPACE EA CH FOR 
4 - 1 BEDROOM APARTMENTS ON 
SITE. 
SAN DIEGO URBAN VILLAGE 
WORKSHOP SEPT 2014 PAGE 36: 

FACING PARKING LOT 

co 

co 

co 

54' 
------11-+-----~, 

8' 631 

14' 125' 

OPEN SPACE REQUIRED PER LDC SEC 143.0420(0): 

PHASE 2 SITE PLAN 

PARKING REQUIRED BY EXISTING CODE 

20' 

PHASE #2 
• RETAIL 
• 8 LOFTS x l 260 
• 4 1-BED APARTMENTS x 800 
• 12 TOWNHOUSES x 1878 
• 12 2 CAR GARAGE 370 

= 6,000 SF 
= 10,080 SF 
= 3,200 SF 
= 22,536 SF 
= 4,440 SF 

TOTAL= 46,256 SF 
37,500 SF= 1.23 FAR 

63 ' 

5 

3000 SF 
RETAIL 

54' 

0 
N 

875 GARNET AVE 

40' 
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8' 54' 
125' 
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14' 

5' 

14' 

PARKING PROVIDED PER DEVIATION REQUEST 
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26' 

COUNTS ON STREET PARKING 
SPACES ADJACENT TO 
DEVELOPMENT, WHERE ON-STREET 
SPACES ARE LOCATED ALONG THE 
DEVELOPMENTS STREET FRONTAGE, 
THEREFORE AS THREE DRIVEWAYS 
ARE PROPOSED CLOSED, THE 
ADDITIONAL 3/4 CITY REQUIRED 
SPACES MIGHT BE INCLUDED AS l 
STREET SPACE IS ADDED FOR EACH 
DRIVEWAY CLOSURE. 

• EACH DWELLING SHALL HA VE A MINIMUM OF 
60SF EXTERIOR PRIVATE SPACE, 24X60= 1440SF, 
l BEDROOM APARTMENTS= 60 SF, 2 BED 
LOFT=250SF, 2 BEDROOM TOWNHOUSES= 360, 
(4X60=240)+(8X250=2000)+(12X360=4320)=6560 

Retail (existing): 3000 s.f. x 2.1 spaces/1000 s.f. = 6.3 spaces 
Retail (new) : 3000 s.f. x 2.1 spaces/I 000 s.f. = 6.2 
Townhomes: 12 two-bdr units x 2 spaces/unit= 24 spaces 
Apts: 4 one-bdr units x 1.5 spaces/unit = 6 

Retail (existing): 3000 s.f. x 1.7 spaces/1000 s.f. = 5.1 spaces 

• EACH DWELLING SHALL HA VE A MINIMUM 
OF 125 COMMON OPEN SPACE, THEREFORE 
24X125=3000SF 

Lofts: 8 two-bdr units x 2 spaces/unit = 16 
Total= 12.5 + 24+ 6 + 16 = 59 parking spaces 

Retail (new) : 3000 s.f. x 1.7 spaces/1000 s.f. = 5.1 
Townhomes: 12 two-bdr units x 2 spaces/unit= 24 spaces 
Apts: 4 one-bdr units x l space/unit = 4 
Lofts: 8 two-bdr units x l .5 spaces/unit = 12 
Total = 5.1 + 5.1 = 24 + 4 + 12 = 50 parking spaces 
The project would provide 50 spaces, while 59 spaces are required 

2 0 
6.1 N 
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Site Plan Phase II 

• THEREFORE PROPOSED EXCEEDS PROJECT 
MINIMUM REQUIREMENTS 

2 van accessible spaces, 4 motorcycle spaces, lO bicycle spaces, and 2 
electric vehicle space are required 2 van accessible spaces, 4 motorcycle spaces, l O bicycle spaces, and 2 electric 

vehicle space *other bicycle spaces provided within townhouse garages 
AS 
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TOWNHOUSE G) 

HORNBLEND 

52.75 30' ABOVE GRADE ........................... _______ ............. .. 

D 
HORN BLEND 

RETAIL 0 
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-----------------------------------------------------------_ -------· -··- __ 5
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~S-__ 30' ABOVE ~~~-C:~ _ _ _ _ _ _ _ __ • ---------------;,;;;;;,;.:--~---~ -
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HORN BLEND (SOUTH) ELEVATION 'Z) 4- 6 
PHASE #2 '"' 1/8" = 1'-0" 

BAYARD 

GARNET (NORTH) ELEVATION 'Z) 4- B 
PHASE #2 '"' 1 /8" = 1 '- 0" 
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• ACCESS TO TOWN HOME BASEMENT BELOW ADJACENT GRADE 
PER DIAGRAM 113-0200 SAN DIEGO MUNICIPAL CODE "THE 
OVERALL STRUCTURE HEIGHT MEASUREMENT SHALL NOT 
INCLUDE SUBTERRANEAN VEHICULAR ACCESS TO A BASEMENT 
113.0270(a)(4)(B)(ii)" 

• ALL BUILDING HEIGHTS SHALL MEET COASTAL AND PROPOSITION 
D 30' HEIGHT LIMIT 
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GENERAL NOTES: 

1. THIS Pt.AN IS FOR GENERAL SITE REFERENCE ONLY. RESPONSIBLE FOR THE LONG-TERM I.WNTENANCE Of ALL 
REFER TO OTHER DOCUMENTS FOR COMPLETE SCOPE Of REQUIRED LANDSCAPE NPROVEMENTS, INCUlllNG IN THE 
WORK. RIGHT-OF WAY. 

2. BEFORE COMMENCING N('( SITE EXCAVATION, VERIFY 12. ALL LANDSCAPE AND IRRIGATION SHALl CONFORM TO THE 
LOCATIONS Of ALL EXISTING SITE UTILmES, INCLUOING CITY Of SAN DIEGO'S LAND DEVELOPMENT MANUAL, 
WATER SEWER. GAS AND ELECTRICAL LINES. FLAG OR LANDSCAPE STANDAROS, AND ALL OTHER CITY AND 
OTHERWISE MARK ALL LOCATIONS AND INDICATE UTl.lTY REGIONAL STANDARDS. 
TYPE. 13. ALLREQUIREDLANDSCAPESHALLBEMAINTAINEDINA 

3. GRADE SITE TO DIRECT WATER AWAY FROM BUILDING AND DISEASE, WEEO ANDLITTER FREE CONDITION AT ALL 
NEW ADDITIONS. LANDSCAPE DRAINS SHALL BE INSTALLED TIMES. SEVERE PRUNING OR 'TOPPING" OF lREES IS NOT 
AT LOW POINTS TO REDUCE RUNOFF CROSSING PATHS PERMITTED UNLESS SPECIFICALLY NOTED IN THIS PERMIT. 
AND PAVING. 14. IF N('( REQUIRED LANDSCAPE (INCLUDING EXISTING OR 

4. LOCATE REFUSE BINS PER Pt.ANS. NEW PLANTINGS, HAROSCAPE, LANDSCAPE FEATURES, 
5. ALL REQUIRED PLANTING AREAS SHALL BE COVERED WITH ETC.) INDICATED ON THE APPROVED CONSlRUCTION 

MULCH TO A MINIMUM DEPTH Of 3 INCHES, EXCLUDING DOCUMENT~ IS DAW.GEO OR REMOVED DURING 
AREAS TO BE PLANTED WITH GROUND COVER ALL DEMOUTION OR CONSTRUCTION, IT SHALL BE REPAIRED 
EXPOSED SOIL AREAS WITHOUT VEGETATION SHALL ALSO AND/OR REPLACED IN KIND AND EQUIVALENT SIZE PER THE 
BE MULCHED TO THIS MINIMUM DEPTH. APPROVED DOCUMEM"S TO THE SATISFACTION OF THE 

6. ALL REQUIRED TREES SHALL HAVE AT LEAST ONE WELL DEVELOPMENT SERVICES DEPARTMENTWITHIN30 DAYS 
DEFINEO lRUNKAND SHALL NORMALLY ATIAIN A MATURE Of DAMAGE OR FINAL INSPECTION. 
HEIGHT AND SPREAD Of AT LEAST 15 FEET. 15. ALL GRADED, DISTURBED OR ERODED AREAS THAT WILL 

7. PROPOSED LANDSCAPING SHALL NOT CONFLICT WITH NOT BE PERMANENTLY PAVED OR COVERED BY 
EXISTING LfTILmES. STRUCTURES SHALL BE PERMANENTLY REVEGETATED 

8. PROPOSED UTILITIESSHALLNOTCONFLICTWITH AND IRRIGATED AS SHOWN IN TABLE 142~F AND IN 
PROPOSED LANDSCAPING. ACCORDANCE WITH THE STANDARDS IN THE LAND 

9. TREE ROOT BARRER$ SHALL BE INSTALLEO WHERE TREES DEVELOPMENT MANUAL. 
ARE Pl.ACED WITHIN 5 FEET OF PUBLIC IMPROVEMENTS 16. A MINIMUM ROOT ZONE OF 4DSF IN AREA SHALL BE 
INCLUDING WALKS, CURBS, OR STREET PAVEMENTS OR PROVIDED FOR ALL TREES. THE MINIMUM DIMENSION FOR 
WHERE NEW PUBLIC IMPROVEMENTS ARE PLACED THIS AREA SHAll BE 5 FEET, PER SDMC 142.0403(bX5) 
ADJACENT TO EXISTING TREES. THE ROOT BARRIER WILL 17. EXISTING TREES TO REMAIN ON SITT WITHIN TliE AREA 
NOT WRAP AROUND THE ROOT BALL. OF WORK WILL BE PROTECTED IN PLACE. TliE FOLLOWING 

10. MAINTENANCE: ALL REQUIRED LANDSCAPE AREAS SHALL PROTECTION MEASURES WILL BE PROVIDED: 
BE MAINTAINEO BY THE CONTRACTOR DURING 17.1. A BRIGHT YELLOW OR ORANGE TEMPORARY FENCE 
CONS1RUCTION AND MAINTENANCE PERIOD. THE WILL BE PLACED AROUND EXISTING TREES AT THE 
LANDSCAPE AREAS SHALL BE MAIITTAINED FREE OF DRIP LINE. 
DEBRIS AND unER AND ALL Pt.ANT MATERIAL SHALL BE 17.2. STOCKPILING, TOPSOIL DISTURBANCE, VEHICLE 

MAINTAINED IN A HEAL THY GROWING CONDITION. ~:~H~g~~~~~~gR~~~F ANY KIND IS 
DISEASED OR DEAD PLANT MATERIAL SHALL BE 17.3. A TREE WATERING SCHEDULE WILL BE 
SATISFACTORILY lREATED OR REPLACED PER THE MAINTAINED AND DOCUMENTED DURING 
CONDITIONS Of THE PERMIT. CONSTRUCTION. 

11. THE PERMITTEE OR SUBSEQUENT OWNER SHALL BE 17 A. AIU DAMAGED TREES WILL BE REPLACED WITH 
ONE OF EQUAL OR GREATER SIZE. 

IRRIGATION NOTE: 

I ~~~G:Of~~~~~=:eA:tDl~~=\~:=~=~:~~:=:i 
/ EFFICIENCY, ALITOMATICALLY CONTROLLED, ELECTRICALLY ACTUATED, UNDERGROUND PIPED SPRINKI.ER SYSTEM. FOR 

/ WATER CONSERVATION AND TO MINIMIZE EROSION, STATE OF THE ART LOW PRECIPITATION RATE DRIP IRRIGATION 
- _.,, EQUIPMENT SHALL BE USED. IRRIGATION MAINLINE PIPING SHALL BE PVC PLASTIC(TYPE 1120) CLASS 315 PRESSURE PIPE 

AND LATERAL LINE PIPING SHALL BE SCHEDULE40 NOH-PRESSURE PIPE. PRESSURE LINES SHALL BE INSTALLED 18' DEEP, 
~$SURE LINES 12' DEEP, DRIP TUBING 3' DEEP. A MASTER VALVE AND FLOW SENSOR SHALL BE INSTALLEO TO 
MINIMIZE DAMAGE IN THE CASE Of A VALVE FAR.URE OR MAINLINE BREAK. A SEPARATE HOSE BIB MAINLINE SHALL BE 
INSTALLED UPSlREAM OF THE MASTER VALVE AND EACH HOSE BIB SHALL BE FITTED WITH AN ATMOSPHERIC VACUUM 
BREAJ<ER 
2. ALL PROPOSED IRRIGATION SYSTEMS WILL USE AN APPROVED RAIN SENSOR SHLfTOFF DEVICE. 
3. EXISTING STREET TREES LOCATED IN THE PU8LIC RIGHT-OF-WAY SHALL BE IRRIGATED SEPARATELY FROM OTHER 
PARKWAYPlANTINGS BY A HOMEOWNER-FUNDED AND MAINTAINED DRIP RING SYSTEM. 
4. ALL PROPOSED IRRIGATION SYSTEMS Will USE AN APPROVED FLOW SENSOR DEVICE. 

DRAINAGE NOTES: 
1. THE DRAINAGE SYSTEM FOR THIS PROJECT SHALL BE PRIVATE AND WILL BE SUBJECT TO APPROVAL BY THE CITY 
ENGlNEER. 
2. ALL DEVELOPMENT SHALL BE CONDUCTED TO PREVENT EROSION AND STOP SEDIMENT AND POLLLfTANTS FROM LEAVING 
THE PROPERTY TO MAXNUM EXTENT PRACTICABLE. 
3. ALL ROOf DRAINS AND FLAlWORK SHALL DRAIN POSITIVELY INTO STORM DRAINAGE SYSTEM. SURFACE RUNOFF SHALL 
NOT DRAIN DIRECn Y INTO THE ADJOINING PROPERTY, AND CONSTRUCTION RUNOFF MAY NOT DRAIN INTO THE 
STORMWATER CONVEYANCE SYSTEM. 

LANDSCAPE CONCEPT STATEMENT 
THE LANDSCAPE FOR THIS URBAN DEVELOPMENT IS SIMPLE AND UTILIZES MASS PlANT1NG FOR AN ORGANIZED AND CLEAN 
FEEL. WATER-CONSERVING, LOW-MAINTENANCE, NON-INVASIVE PLANTS THAT SLOW, SPREAD AND FILTER STORM WATER 
RUNOfF FROM PERVIOUS AND IMPERVIOUS SURFACES ARE PROPOSED FOR THE lREATMENT BASINS. VERT1CAl Pt.ANTING$ 
ARE STRATEGICALLY PLACED TO PROVIDE PRJVM;Y AND SHADE ON THE SECOND LEVEL DECKS. NEW SlREET TREES 
CONSISTENT WITH THE PREDOMINANT TREE EXISTING IN THE IMMEDIATE AREA ARE PROPOSED GMNG SHADE TO 
PEDESTRIANS,AVODING CONFLICTS WITH UTILITES, AND PRESERVE VEHICULAR SIGHT LINES IN CONFORMANCE WITH THE 
LAND DEVELOPMENT CODE. ALL LANDSCAPE Will BE MAINTAINED BY THE OWNER. 

MINIMUM STREET TREE 
SEPARATION DISTANCE: 
IMPROVEMENT MIN. DISTANCE TO 

STREETlREE 

lRAFFIC SIGNALS/ STOP SIGNS 
UNDERGROUND LfTILITY LINES 
ABOVE GROUND UTILITY S1RUCTURES 
DRIVEWAY {ENTRIES) 
INTERSECTIONS 
SEWER LINES 

20FEET 
5FEET 

10FEET 
10FEET 
25FEET 
10FEET 

HARDSCAPELEGEND 

PROPOSED HARDSCAPE MATERIAL LEGEND: 

D 
HARDSCAPE PAVING 'A' 2,315 SF 
lrnpQm)aabkl pay;ng Mb u· 
•Uncolonldc:onauf8wllh~ 

ffn1$11SDSRD 
•Uncolonldconct81t wllh-"111sh 
• Integral color- d/lll/lhant:&d tw.,h 

PemJoablo paytm sum as· D 
HARDSCAPE PAVING 'B' 2,570 SF 

D 
HARDSCAPE PAVING 'C' 
lmpemlMbla pr(ing p.dJ Pi 

3,000 SF 

LANDSCAPE KEY NOTES: 
~ PROPERTY LINE • TYPICAL SYM8Dl. 

~ EXISTING WALK IN RIGHT-OF-WAY 

~ :TE~/\{lMf~~~~ttHE 
VISIBILITY AREA SHALL EXCEEO 3 FEET IN 
HEIGHT 

~ ~~ilk RECYCLING BINS WITH ENCLOSURE 

~ ~ ~AY, TYP. EACH RESIDENT1Al. UNIT 

¢ ~~~=JN1RY· TYP.EACH 

LANDSCAPE AREA CALCS 
BASE ZONE RII.XX 

COIIM!JtCIAL ~LOPM!.NT 

TOTAL LQTAREA 

~ 
ITIIEE.TYAIID TOTAL AREA: 
PW/TING AAEA REQUIRED (25") 
PWITING AAEA PROVIDED, 
EXCESS AREA PROVIDED: 
PWIT POINTS REOUIREO (~~ ll 
Pl.ANT POtNTS PROVIDED (TREES ONLY): !Q 
EXCESS POINTS PROVIDED: ! 

REMAJNING YARD 
REMAINING YARD TOTAI..NfEA:. 
PLANTING AREA REQUIRED (30",): 
Pl.ANTING AAF.A PROVIDED· 
excess AREA PROV1>EO: 
PWIT POii/TS REQUIRED (~)· 
PlANT POINTS PROVIDED: 
EXCESS POINTS PROV!OED: 

VEHICULAR USE AREA (YU,A) TOTAL 

.. , 
m 
SHARED LOT 
~OR 
LOTS 21·25 

STREET TREE CALCULATION 
(1) 24' BOX 1REE (BRCW>4iEADED) REQUIRED FOR 
EVERY YI S1REET FRONTAGE, (1) 10' BTH PALM FOR 
EVERY 20' S1REET FRONTAGE 

HORNBLfND STREET 
STREET FRONTAGE: 151' 
SlREET 1REE REQUIRED: 5 TREES, OR 8 PALMS, OR 
COMBO; 
PROVl>ED: 4 TREES, 2 PALMS 

BAYARD STREET 
SlREET FRONTAGE: '1!f/ 
STREET 1REE REQUIRED: B lREES, OR 13 PALMS, OR 
COMBO; 
PRDVIJED: 6 TREES, 4 PALMS 

GARNET AVENUE 
STREET FRONTAGE: 151' 
STREET 1REE REQUIRED: 5 lREES, OR B PALMS, OR 
COMBO; 
PROVDED: 4 TREES, 2 (EXISTING) PALMS 

ATIACHMENT6 

• <] <] <] <] <]. 

~ =~OUJ&~~,~~~N.TRATION 

~=~oi:gnn~~=-r:JION 

~ IN-GROUND BIOFILTRATION BASIN 

~ EXISTING lRAFFIC LIGHT 

<!) ~fillf ABOVE-GROUND ELEClRICAL LINES TO 

~ :~~~=i?WsV:Jtf=ife1_R~~~riO 
~ LOCATION OF MAILBOX 

\ 

REMAINING YARD lIIIIIIl1 

VEHICULAR USE AREA. - - - - -

PROPERTY~E 

TOTAL LOT AREA 

SlllEET YAIID 
8TREETYAADTOTALAAEA 
PIAHTING AAEA REQUIRED (25") 
Pl.ANTING AREA PROVIDED: 
EXCESS AREA PROVIDED: 
Pl.ANT POINTS REQUIRED (5%): 
Pl.ANT POINTS PROVIDED (TREES ONLY): 
EXCESS POtMTS PROVIDED: 

REIIAJNINO YMD 
REMAINING YARO TOTAL AREA:. 
PI...ANTINO AREA REQUIRED {30'JI,): 
PLANT1NGAREA PROVIDED: 
EXCESS AREA PROVIDED: 
PWIT POIIIT8 REQUIRED(~), 
PLANT POeNTS PROVIDED: 
EXCESS POINTS PROVIDED: 

VEHICULAR USE AREA 
VEHICUi..AR USE AREA (VUA) TOTAL: ~ 
V1JA INSIDE STREET YARD 2.§f 
VUA OUTSIDE STREET YARD 
Pl.ANTING AREA REQUIRED (3"-): 
PI...AHTlNG AREA PROVIDED: 
EXCESS AREA PROVIDED: 
PLANT POlllTS REQUIRED l"')c 
PLANT POINTS PRCMDE.O: 
EXCESS POINTS PROVIDED: ~ 
POtNTS ACHIEVED WITH TREES (50% MIN}: fil 

PHAIE1 ONLY 

IITREETJARD 
STREETYARD TOTAL AREA: 
PIAHTING AAEA REQUIRED (25"~ 
Pl.A.NllNO AREA PROVIDED: 
EXCESS AREA PROVIDED: 
PWIT POINTS REQUIRED (6")c 
PLANT POIIITS PROVIDED (TREES Ol<LY)c 
EXCESS POtNTS PROVK>EO: 

REMAINING YARD 
RE.MAINING YARD TOTAL.AREA:. 
Pl.AHTING AREA REQUIRED (30%): 
Pl.ANTING AREA PROVIDED: 
EXCESS AREA PROVIDED: 
PWIT POlllTS REQUIRED (5%), 
PWIT POlllTS PROVIDEl>c 
EXCESS POINTS PROVIDED: 

VEHICUI.M UI£ AR.EA 
VEHICULAR USE AREA (VllA) TOTAL 
V1JA INSIDE STREET YARD 
V1JA OUTSfDE STREET YARD 
PIAHTING AAEA REQUIRED (3"~ 
Pl.ANTING AA£A PRO'V!DED: 

PWIT POINTS REQUIRED l"'~ 
PWIT POINTS PROIIIDED, 

• 

• 

• 

• 

• 

• 

• 

FOR APPROVAL 
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PROPOSED PLANT MA~RIAL LEGEND: 
• Denotes Prefem,d Species 

EXISTING TREES 
w.Jiiiiiiii,ii/iofusi, 

S1REET TREES 
Medium1C>1lelnlo 0 30'tallx2f1-.IUChas: 

• Aii:tioniopiioe QJII/Jinvhemiln /B,ystd end Homiiindj . --(Baystd.-. and Gamel) 

BROAD-HEADED PALM 
~15'tallx15'-.oacl1ao: 

EVERGREEN SHADE TREES 
Medium scale he· 30' tal X 2f1 wide, soch a: 

• Gefi,,i pi,,vLv 
Chlopo/l hen. 
BotJ,m blakNna 

EVERGREEN ACCENT TREES 
Smallscalene-15'tan x 15'-. such ao: 

• l.auruonobllli 
Mogno6a grand/Im '[Jjje Gem' 
Rhtlp/Jilllfli$ Majestic BNIAy' 

EVERGREEN/ DECIDUOUS ACCENT TREES 
Madi1M11 scale tree• 30' tal X 2f1 -. soch as: 

VERTICAL SHADE TREES 
Med'IIMl1I Largo scale 119o-30' tal X 15'wide, suc:hao: 

LARGE EVERGREEN SCREENING HEDGE 
~ IClle shrub -10' tal X 6' wide, u:1181: 

FLOWERING ACCENT SHRUBS· SUN 
MaditMl1 scale shrub· 5' tall X 5'-. such as: 

• Giiizlii .-,. 'f­
Leucop/J)fum fruluceno ~· 
Rosax'lcebelv' 

CONTAINER SHRUBS 
Small Qle shrub- '/-'! tall X '/-3' -. such 81: 

ACCENT PERENNIALS-SHADE 
Smail lClll lhrub ·'/-'!tall X '/-3' wide, IUCI\ as; 
Diiiiilt ciiriiii Cissa Btui 

• Dillnelt-Veriegala' 
llilpe muacari Vllfega/B' 

MASSED PERENNIALS-SHADE 
Small~lhnJb·'l-3'tallx'l-3'wide,IUCllas: 

QTY/%/SIZE 

'Mo.ii/can Fan Palm' 

14 / 100% 124" BOX (Broa<Hleaded) 
6 / 100% 110' BTH (Palms) 

7/100%/1D'BTH 
'/&gl'iim' 
'l.loc1llnat1eMFWIPa/m" 
'Senegal /)afe Palm" 

9/100%/24"B0X 
'AuaridanMfow' 
'Due,t-
'Hong KDng Orchid 7,..• 

2 / 100% 124" BOX 

25 / 100% / 24" BOX 

11100%/24"BOX 
•s\ieeiiliide. 
'Hew z-., Christmas 7,..• 
'l.ong{Mled Y-Wood" 

34 / 100% / 15 GAL 
'PaclilcWax.\lyiili,' 
"Tnhiwhl' 
'Purple Hopned Bush' 

51 / 100%/5GAI. 

6/ 100% 15 GAL 
·smooiii~· 
'Spider A.be' 
'M«ilclntllA.\Je' 

6481100% 11 GAL@ 18' O.C. 
'cam Biue Flu iii 
' Verleg,IBd Flu LJy' 
'Vlrlegemd Uy Tutf' 

773/ 100% 11 GAL@ 18' O.C. 
'Bedi/ey Sedge' 
'R)9G1""' 
'IMllltMatRuah' 

MASSED PERENNIALS/ GROUNDCOVER - SUN 

• 

Low11rowinggniundccM,r-1'-3'tallx'l-3'wide,IUdlM: 504/100%/4'POTS@16"0.C. 
U)fflOiidlii maigriie 'Dymondia' (flat) 
C8tux- 'Sandduno$edgl'(4'pots) 
EJtgeron--.i, 'Floabono'{tlat) 

- Frllgllliac/JioMlis '8sad, StrawlJeny" (ftaij i • I.Dmsndta~'BINze' 'DwaifMa!Ruah' 

3 ~ 'II, BtOFIL TRATION SUN 

i'/llo. t; ;,;;; ~ MediumlC>llelhnJb--5'talx'lwide,suchas. 
In ~ , , , , , , • CllondropalJJlu tle/>ll8nlinlln 
~ ,, / ~ / ,I' , JJnals lfusus 

BIOFILTRATION • SHADE 
+ + + + ~ + + low~ groundoovsr-1' tall X 3' wide, soch as: 

+-+ + + + + + + • 88rberil aq~ repens 
+ . + + + Cyr1nmll.m fBlcattl,, 

1/ejJM)/ep/s conJfolie 

TURF -SHADE 

<::!::: • ~~?~TlaD,suchn: 
+ + + + AttJffcllllTurf 

ESPAI.LIER/ lRELUS PLANTING 
0 Vining/ SptU<i'tg -10' such as: 

• 8ougaiwh 'San Diego Red' 
G"""'~ 

100 / 100% 11 GAl.@30" 0.C. 
'l.alpe Cepeliwh' 
'Sol!Ruah' 
'WldR)o' 

120 / 100% / 1 GAl.@36" 0.C. 
•ciiiepiig Bsrbeny" 
"TUlOIOUSs-dFem' 
'Swonl Fem' 

815 SF 1100% I SOD 

24 / 100% / 5 GAL 
'San Diego Red Bougainvillea' 
"Star Lavender" 

HYDROZONE DIAGRAM 

WATER BUDGET CALCULATIONS: 
TOTAL LANDSCAPE AREA {1.A) = 
SPECIAL LANDSCAPE AREA (SLAj = 
ETo= 
ETAF= 

IIAXIIIUII APPLIED WATER ALLOWANCE (IIAWA): 
MAWA = (EToX0.62)1El'Af x (LA+SlA)J + ((1-ETAF) X SlA)] 

5.952SF 
OSF 
40 
~ 

(40)(0.62)((.55x5,902)+ (0.45x0)) = 81.185GAI./YR 

E1WU = {ETo)(o.12) [(PfnE x HME) + {SLA)J 

ESTIMATED TOTAL WATER USE (ElW\J): 

ESTIMATED TOTAL WATER USE 
HYO. PLANT IRRIGATION IRRIGATION ETAF HYDROZONE 

FACTOR METHOO EFFICIENCY (PFnE) AREAINS.F. 

1 0.7 SPRAY .75 0.933 611 
2 02 DRIP .81 0.247 879 
3 0.3 DRIP .81 0.370 570 
4 0.3 DRIP .81 0.370 1.251 
5 0.4 DRIP .81 0.494 479 
6 0.3 DRIP .81 0.370 1420 
7 0.4 DRIP .81 0.494 615 

TOTAL 5,825 

HA/IE RESULT IN 
GAI.JYR 

814.667 18,857 
1085.185 6,645 
703.704 6,464 

1544.444 14,186 
591.358 7,242 
1753.086 16102 
759.259 9299 

78,795 
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LOTS 21-26 

COMMERCIAL UNITS 
GROUND FLOOR, 

RESIDENTIAL 
ABOVE 

,, 

RESIDENTIAL 
UNITS 

/ 

/ 

,, 

RESIDENTIAL 
UNITS 

COMM. UNIT 
GROUND FLOOR, 

RES. ABOVE 

EXISTING 
COMM. BLDG 
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SCALE: 1" = 20' 
FE8RUARY 10, 2017 

ATIACHMENT6 

COASTAL DEVELOPMENT PERMIT 
TOPOGRAPHIC SURVEY 

LEGAL DESCRIPTION 
LOTS 1W8 IN BLOCK 225, IN THE CITY OF SAN CIEOO, COlMTY OF SAN Dl£OO. STATE 
OF STATE OF CMJFORNIA.ACCOADINCllO MAP THEREOF NO. 871, FUDIN THE OFFICE OF 
THE COUNTY RECORDER OF SAN DIEOOOOUNIY .M.Y10, 1801. 

APN:-.-06-40,-07.00,.()&00,.12.oo& -1$40 

BENCHMARK 
CITY OF SAN lllEOO ~LOCATB>ATTHE NORTHWESTBU COANEIIOF BAYNIDSTIIEET 
N¥JFUSl'AASTftE£T.El£VATION31.1rMEAN-l.EVEl.(N.8.Y.D.111211). 

NOTES 
1. THE SOURCE OF "THE TOf'OGIW'HIC INFORMATION SHOWN HEREON ISIH AERIAL 

SURVEY IIYQIRISTEHSEN ENGINEERING & SURYEY1N8. DATED DECEMIIER 17, 2011. 

2. "THE EXJSITNQ USE IS COWIEACIAL N¥J PARIONG. "THE PROl'OSED USE OF THE PIIOf'EIITY 
IS FOR MIXED USE, PHASED DEVELOPMENT. 

3. THE SUBJECT PIIOf'EIITY IS SERVED IIY CITY OF BAN DIEGO MNITARY &EWEii NII> WAlER 
MAINS. 

4. PROPERTY AREA IS 0.854 ~ 

I. EASEMEHT8,AGREEMENT8, DOCUMENTS NIOOTHERMATTERSWHICHAFfECTlHIS 
PROPERTY MAY EXIST, !!UT CN,tlOT BE PLOTl'ED. 1TI\.E REPORT NOT PIICIY1DED. 

-By: 

QfiS1DISEN ENGINEERING & SURVEYING 
7118 SILVERTON AVENUE, SUITE •.r 
SAN DIEGO, CA 112128 
"10HE (8611)271-41001 FAX-271 ... 12 

Projoc:tAddtooa: 

fflGARNET A\IENJE 
SAN DIEGO. CA moo. 

PABEOMEWS 

-.&: 
AaMlbi4: 

-3: -a: -·: 

o m ~ m ~ DEP# 

..._~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~...__T_o_POG~-RAP~-H-1c~s-u_R_VEY~~~~------_-_-_-_-_-_-_-_---~e-:1...., 0 F 18 
JNA2011H3 



LEGEND 
PROPERTY LINE 

EXISTING CONTOUR 

EXISTINGOASUNE --c---C--

EXISl1NG8E:WEAUN5 -S---S--

EXl8TINGWATEFILINE --W---H--

PROPOSSD PVC DRAIN FROM ----------
UNIT Tflt!NCH DFWNS 

EX FIRE HYOftANT -
EX SEWl!!R MANHOLE 0 

PROPOSEO.PVC DAA;IN FROM UNIT ---------• 
Bl0f1Lffi&.l10N IWIINS 

PftOPOSEO PVI' B" PVC SEWER LATERAL @ 
PROPOSED 2"WATSR SERVlce: ® 
PROPOSED CATCH BASIN WITH l!I PUMP NJ SHOWN ON PLAN 

PROP08EO STAMP.ED CONCRETE Im::! '""'""' PAOPOSEO PERMEABt.E PAVER -'""'""' PAOPOSEO ONSITE OUflB PER 0-1 = 
PROPOS!:P CURD OIJTI.ET PEA D-25 = BIORJ,.'rAATION &MIN ~ 
PROPOBED OFIIYEWAY PliFI SCIG-183 = 

. 

TYPICAL STREET SECTION: GARNET AVENUE, 
BAYARD STREET AND HORNBLEND STREET 
NOT TO 8CAI..E 

,. 

ALLEY SECTION 
'""'"'"" 

AREAS OF PalM!EABl.£ PAVEMENT $HAU. 
NOT HAVE AN IMP!;AMl;ABLE LlNER 

~·~~:ei~il':le~P:&~~ANDTHICXNE88 
f~~~~W' ... ~V"c5N~rnu~F 

PERMEABLE PAVEMENT DETAIL (P\fl) 
..Jrro~. 

DRAIN THROUGH WALL, \ DOWNSPOUT FROM ROOF 
OR OPENING IN WALL 

~RESHOWNON --- --~ 

18"AMENDEDS01L 

8' PVC PERFORATeO DRAIN 

~

.5' FAEEBOAAD (ORM SHOWN ON PLAN) 

&"PONDING 

' PEA GRAVEL (,\81'M ,118) HQtaWI 12• 
... SANO (ASTM #3:.3) I 
8" GRAVa (ASTM #67) "' 

CMUBLOCK 'BELOW PERFORATED O~N 
OR PIP CONCRETE 
WALL 

BIOFILTRATION BASIN DETAIL (P\fl) 
.Jr,';l~ 

'T"WITH 
CIRCUlAR 

R!Si,a 

:-1@1 
PERFDRAIN 

(FRENCH DRAIN} 
SOLID PVC OUTLET 

BASIN OUTLET DETAIL (P\fl) 
(TYPICAi:, 

NOTTO SCALE 

ANTONY K. CHRISTENSEN, RCE 54021 

'""" 
JUNE 17, 2017 ... 

ATIACHMENT6 

COASTAL DEVELOPMENT PERMIT 
PRELIMINARY GRADING PLAN 

LEGAL DESCRIPTION 
LOTS 16-28 IN BI.OCK221i, IN iHE QTY OF 8AN DIEGO, COUNTY OF SAN DIEOO, STATE 

~~~~h"t»:"=~~11i~.~f.:"'FILEOINTHEOFROeOF 
N'NIA~,.QIH)(),.(17-00,-o&«l,•1$00&•1~ 

BENCHMARK 
CITY OF SAN OIEl30 BE~MARKLOCATEO AT THE NOJffllWESTERLY CORNEA Ol' Wt.YARD STREET 
AND FELSPNI STREET. ~ATION 11.17' M~ SU. LEVa. {N,O,V.D. 1fll29). 

NOTES 
1. THE 80lJRCE OF THE TOPOQAAPHIC INFORMATION SHOWN HEREON !SAN AERIAL 

5URVEY llY CHRISIENSENENGINEEflNG & SURVEVING, DA.TEO oo::£MBER 17, 201G. 

ll. THE EXISITNG USE IS COMMERCW.MID PARKJNG. THE PROPOSED USS OFlHE PROPERTY 
IS FOR MIXEO USE. PHASED DEVELOPMENT. 

3. THE SUBJECT PROPERTY 18 SERVED WctTY Of SAN DIEGO 8ANITAAY SEWER ANO WATefl ...... 
,t :~~~=~:'~~SHAU.ENTERINTOAMAlrmtf..\NCE 

5,PRIORTOTHEISSI.WICIIOFN«OONSTRl1CnONPERMIT,THEOWNERSHAU.INCORPOMTENN 
CON8TRUCtlON BE8T~ Pf!AC'l1CE8 NECeS&IJ'IYTOOOMPLYWITH OIW'TEFI 14,AATIOLE 2, 
&.~=REGULA~ OfnESANO!EGOMUNICIPALCOtl:. JNTOTHE~UOTION Pl.ANS 

6.ANEHCROACHMENT~ANOAEMQVAI-AG!lEEMl;NfWILLIIEREQUIAEOFOR1*PIWA1'ESTORM =· I.J,ND&C,t,PEAND 111FOOATION PRIVATE FlRE.SERVICE N.DCURIJ Olm.ET WITHIN Tl£PllS1.JC RIGHTS 

7. Pl'IOPERTV N!EA.18 O.&MKJ. 

I. AOEVIATION 18 8EINO JIEOUE81ED R:IR SlllEEl'VlSIBIUTYTRIANQl.£81.ESEl 'JHAN STANDARD PER SOMC 
113.0273{0){2) 

II. THE PRQ.JECTTN<ESACCESS FROM TI-JE AU.EV. THE PAOPOSEO PARKING LOT JS OH£ WA.Y NW EXITSOtfTO 
HORNBLENO PAFIIQNG I.OT. 

10. NO OBSTIIUCTION, IN~ 'llOIJD W~ IN THE\'1Slllll.f1Y AFIE,f,SfW.LEXCEeD 3 FEET IN HEIGHT. 
PLANTfMTEAl,l,L,. Oll£A TI-Will!EES, WITHIN lME PUBUCRIGHT OFWAYTWfflS LOCATED IN THE 
VISlllUiY NfEA 8tW.L NOT EXCEED:2'4 INCHES IN HEIGHT, MEASURED F710M THE TOP OFTHENJ»l::Enf 
CURB. 

11, PRIOFI 10THE ISSUMICE OF NlY CONSTRUCTION PERMIT~ OWNEl'IJl'EIIMITEE stW.I. SUBMIT A WA.TEA 

~~~~~~Fi:e:=r£~i-:=~DlJNES 

Pl'llPll'Od~: 

CHRISTENSEN ENGINEERINO l SURVEYlNO 
7888 !J;fLVSfTON AVENUE. SUITE "J' 
!WI DIEGO, C'-&2128 
PHONE (868)271-9901 FAX (158)271-e91i 

Ptqect Ackh~IN: 

IHO, QAlftET AVENUE 
SAN0lE00,CA&21C$. 

Pr!ljeQ\Ntme: 

PASEOMEWS 

$111111tT11111: 

PRELIMINARY GRADING PLAN 

-· fffileion'4: -· ReriJion 2: 0$-17-17 AODAES8 CllY COMMSNT8 
R,,,lsllln I: 1)4.21J.17 ADDReSS CITY COMMENTS 

Orlglnal Oak!: FS!RUAFIY10, 2017 

""'---------c=--C-2 OF 18 ,_ _______________________________________________________________________ _._ _____________________ .,;;;_.;;;;., 
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SCALE: 1" = 20' 

GRADING DATA 
~~~~~~~-~=~==~~DINGMJEf 
REMOYALN<O REPLACEMENl) 
PEIICENT OF 81TE 10 IIE OAAllEl> 112.3" 
~ ~ ~~ JJr.8LOPESOROREATER: NIEA· 0 Sf, PEACENTOf TOTAL81TE. a.. 
AMOUNTOFFIU.· 40C.Y. 
AMOUNT Of ElCl'ORT • l70 C.Y. 

--Of FIU, 1' 
~OR!lfilH~·S'(4'TOPAIJ! 
RETAINING WALi.: NONE NOT PAIIT Of II/II.DING 
-ISAl'l'IIOXIMATETO FHSHSURFACE --El08TINCI • 0.712 AC 
PROP08ED • 0.710 AC 

A DEVIATION 18 IIEJNO REQUESTED FOR 8TREET VISIBUTY msANG1.ES 
LESS THAN STANOAAO PER 80MC 113.ll27S (C) (2) 

THE PROJECT TN<E8 ACCESS FROM THE AUD'. THE PROPOSED 
~=~ t_fil IS ONE WAY ANO EXIT$ ONTO HORNIII.EHD. 

OCTOllal 17, 2017 

ATIACHMENT6 

COASTAL DEVELOPMENT PERMIT 
PRELIMINARY GRADING PLAN 

CONSTRUCTION NOTES 
© r::=~ ~~ OUTlET PER 0.25 

V100•4.0FPS 

@ =.wv~Lfii~~OREATERlHAN3'1N 

@ ~~~=YORIVEWAYPERSOG-183 

@ PROPOSED STREET lREE (TYPICAl.l SEE LANDSCAPE PLAN 

@ EX PED RAMP. PROTECT IN PlACE 

@ EXAUD' PED RAMP. PROTECT IN PlACE 

{!) EX WATER 8aMCe TO BE IOU.ED 

@ EX BEWER LAT TO IIE ABANDONED 

@ PROPOSED NORTH SITE IIEWER LATERAL 

@ PROl'OSED SOUTH SITE SEWEii LATERAL 

@ PROPOSED NORTH SITE rl' WATER 8ERI/ICE 

@ PROPOSED SOUTH SITE rl'WATER SEllYICE 

(lJ PROPOSED DRAIN FROM IIIOIETENTION BASINS TO CURB OUTLET 

@ PROPOSED DRAIN FROM DRIVEWAY TRENCH DRAINS 
TO CATCH BAS" NORTHERLY OF WESTERLY l!IOIIETENT10N BASN 

@ PflOP09ED lllORETEHTION BASIN (TYPICAI.J 

(!J PROPOllED r DPM!WAY TRENCH DRAIN (TYPICA4 

@ PORTION OF EX BUtlDING TO REMAIN 

@:~~IMPROIIEMENT8 TO BE REMOVED 

(!J PROPOSED r PARKING LOT TRENCH DRAIN TO TO DRAIN TO '83e CATCH BASIN 

@ PR0P06ED-CATCHBAS1N WITHSOUDUDANOPIJMPTOCONVEY 
RUNOFF FROM PARIONG LOT TRENCH DRAIN TO WEST lllOAElENT10N IIASIN 

© PROP06ED '83e CATCH IIASIN WITH SOUD UD ANO PUMP TO CONVEY 
RUNOFF P'AOM WEST 8IORE1EN110N BASIN TO CURB OUTlET 

@ PROPOSED WEST BIORETENT10N BASINS 

@ EXISTING AUD' TD BE REl'LACE WITH STANOARD AUD' 

@ PROPOSED MM CATCH BASIN AND PUMP TO CONVEY RUNOFF FROM UNrT 
DRIVEWAY TRENCH DIWNS TOWESTERI.Y IIIORETENTION BASINS 

@ STREET INTERSECTION VISIBILITY -GLE 

@ PROPOSED 0NSrrE PRIVATE SEWER (TYPICAI.J 

@ PROPOSED ON3ll1! PRIVATE WAlER {TYPICAL) 

@ PROPOSED ON8ITE PRIVATE r CURB PER G-1 

@ EX ORIVEWAY TO BE CLOSED AND REPLACED 
WITH STANDNIO CURB GLrTlER AND SIDEWAUC 
PERS0G-1l5e 

@ ~ APRON TO BE REPLACED WITH STANOARD 

@) SEWER ct.EANOIIT 

~ D0ME8T1CWATERBFP 

8 4' FIRE SERVICE TO SUPPLY NORTH ANO SOUTH STRUC!\JAES 

8 FIRE SERVICE BFP 

@~TE~El)l'g IN RfWTO SUPPLY 

@IRRIGATION SERVICE AND BFP 

@WATER METER ~CA4 

NOTE: 

STREET VISIBILITY TRIANGLES ARE 16' PER ZONE REGULATIONS. 

THE PROJECT TAl<ES ACCESS FROM THE HORNBLEND. THE PROPOSED 
PARKING LOT IS ONE WAY AND EXrT8 ONTO THE AUD'. 

0008 ALONG BAVARO ~F l,N'(J SHAU. NOT SWING INTO THE RIGHT OF WAY 

.._By: 
QiAISTENSEH ENGINEERING & IIUINEYINO 
7111 SILVERTON AVENUE. SUITE 'J-
SAN DIEOO, CA 1212' 
PHONE (M8)271- FAX (9M)271-1812 

...__ 
PASEOMEWS 

-Tllo: 

_,, 
AMllot'i.S: 10-17-17 NJOB.EVATOR & BIKES 

-S: OWS-17 REVISE NOTE2t 
-2: OS-17-17 ADDRESS Cl1Y OOMMDR$ 

-1: 04-a-17 ADDRESS Cl1Y COMMENTS 

Ortgnl Dolo: FEBRUARY 10. 2017 

-
OEP# 

..._ ____________________________________________________________ _JLP~R~E~U~M~INAR~~Y~G~RAD~~·~N~G~P~LAN~~~-=-=-=-=-=-=-=-=-=-=J-C-3[~ 
JNA201&-73 OF 18 
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ATTACHMENT 7 

Page4 of 4 City of San Diego• Information Bulletin 620 October 2016 

s& 
City of S.n Diego 
Development Servkes 
1222 First A.Ye •• MS-302 
San Diego, CA 92101 

Community Planning 
C.ommittee 

Distribution Form Part 2 

Please be advised that an application has been fl ied with the City of San Diego tor a (Process 4) Planned 
Development Permit and Coastal Development Permit for a mixed used phased developmfllt which c0t1sists of 
twenty (20) new residential town homes/ live work lofts and retail reductiol' I renovation for a total of 46.256 
squere feet. The 0.86-acre sites are located at 87S Gamet Ave -,n the CC·4·2 zone within the Coastal Overlay Zone 
(Non-Appealable) In the Pacific Beach community planning area in Council District 2. The application was flied on 
0,115(2017. 

or t1a 

1 ""~th~ r~d f.L>"'c-fc..: ~ ,. 

Vote to Approve 
With Conditions Listed Below 

Vote to Approve 
With Non-Binding Recommendations Listed 
Below 

Vote to Deny 

No Action (Please specify, e.g., Need further Information, Split Continued 
vote, Lack of quorum. etc.} 

u 

P ease return to: 
Project Management Division 
City of San Diego 
Development Services Department 
1222 First Avenue. MS 302 
San Diego, CA 92101 



\ :~ 
~) Pacific Beach Planning Group 

www.pbplanning.org 

June 26, 2017 

Project #524566 
RE: PASEO MEWS- PACIFIC BEACH 

To Whom It May Concern: 

ATIACHMENT7 

The Pacific Beach Community Planning Group has unanimously endorsed the 46,256 SF 
mixed-use project on a slte bordered by Garnet, Bayard, and Hornblend Streets. We 
approved this project on April 26, 2017 with a unanimous vote of 12-0-1 (chairperson 
abstained). 

The project includes a requested deviation reducing the number of required parking spaces 
by 10%. While parking availability is an important concern in our community, several 
factors lead to our support for the deviation. The project in question Is located on current 
and future major public transportation routes. It is located in a highly walkable area and 
includes a bicycle friendly design. All of these factors are consistent with the scope and 
goals of the Pacific Beach Community Plan to decrease the need for and reliance on 
individual vehicles by emphasizing walkability, bicycling, and public transportation. We 
believe this project will support our community's goals and mitigate the impact of the 
requested deviation. 

~,,£:/ 
Henish Pulickal 
Chairperson 



ATIACHMENT 8 

City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

Ta, c.,.,. o• 9..,. Om,o (619) 446-5000 

Ownership Disclosure 
Statement 

Approval Type: Check appropriate box for type of approval (s) requested: r Neighborhood Use Permit Rcoastal Development Permit 
r Neighborhood Development Permit r Site Development Pennlt I Planned Development Permit r Conditional Use Permit 
1 Variance r Tentative Map r Vesting Tentative Map r Map Waiver r Land Use Plan Amendment • r Other 

Project Tltle Project No. For City Use Only 

fPs560 MSWS iDWN~}~~>l'roP5 
Project Address: ~ 

S1'1 ~2.Ner ~\J E", fMAFlC.. ~ CAUf'oJ2.Nl~ 
/ 12.107 

Part I· To be completed when property Is held by lndlvldual(s} I 
6)1 slgoiog !be OWD!leibi12 01:it:ICSU[!l Slill!l!D!lOI lb!l QWD!l[(iil ijQ~CQWl!ld9!l lbill aa Glllt!ll!dil!IQa WC II P!laD(I, Wi.!12 cc clb!lc llli!l!!i!C, !iii ld1mllfi!ld 
11bQll!l, will bi: filad wilb tb!l Cl~ g! ~aa C!li:gc go lbll ~ubl1:cl 121'.Qt2!l~. wilb lb!l lal!lal lg c111cgrd aa !locucabraat:!i! ag111alit !be PCQR!lm:. Please list 
below the owner(s) and tenant(s) (If appllcable) of the above referenced property. The list must Include the names end addresses of all persons 
who have an Interest In the property, recorded or otherwise, and state the type of property Interest (e.g., tenants who will benefit from the permit, all 
Individuals who own the property). A slgoature ls ragulced g[ at l!lnt one of the PCQQ!ilclY Qwneca. Attach additional pages It needed. A slgneture 
from the Asslstent Executive Director of the San Diego Redevelopment Agency shall be required for all project parcels for which a Disposition and 
Development Agreement (ODA) has been approved / executed by the City Council. Note: The applicant Is responsible for notifying the Project 
Maneger of any changes In ownership during the time the application Is being processed or considered. Changes In ownership are to be given to 
the Project Manager at least thirty days prior to any public hearing on the subject property. Fallure to provide accurate and current ownership 
Information could result In a delay In the hearing process. 

Addltlonal pages attached rves r No 

f:lame of ln81v1c!ual (!ype or pnnll: f:lame o, lnalvlBual (lype or prlnll: 

r owner r TenanVLessee r Redevelopment Agency r Owner I TenanVLessee r Redevelopment Agency 

S!ree! ;A;aaress: Slreeri!!:aaress: 

i51ty7state/zlp: Ol[y7State72lp: 

Phone No: FexNo: Pnone ~o: Fax No: 

Signature: Oate: Slgna!ure: Osle: 

i::lame o1 lnalvlaual hype or pflnl): ··--rvrnr lr1dlv!cioaF~type·orprintF- - --·-· .. • - ·· - - ·-- ··-·· ···· 

r Owner rrenanVLessee I Redevelopment Agency r Owner r TenanVLessee r Redevelopment Agency 

Street Address: 

C::lty7State7Zlp: 

Phone No: 

Signature : 

Stnie! Aodress: 

City/State/Zip: 

FexNo: Phone No: 

Date: Signature: 

Printed on recycled peper. Visit our web site at www.~i§_g2.goYidll~~en1:ae1YiW 
Upon request. this information Is available In alternative formats for persons with disabilities. 

DS-318 (5-05) 

Fax No: 

Dete: 

.. 



ATIACHMENT8 

S Tt)WN ttfX) · 
Project No. (For City Use Ontr. 

Part II • To be completed when property Is held by e corporation or partnen,hlp 

Legal Status (please check): 

1 Corporation 1R' Limited Liability -or- 1 General) What State? -1.A_ Corporate Identification No. '--/ l, ~ \ 5 '-I OS~ q 
I Partnership 

By signing the Ownership Pisclosure Stii!tement. the ownE!c(s) acknowledge that @n application toe a permit. map or other matter, 
as identified above. will be filed with the City of San Diego on the subject property with the Intent to record an encumbrance aga1ns.1 
the property .. Please list below the names, tllles and addresses of all persons who have an Interest In the property, recorded or 
otherwise, and state the type of property Interest (e.g., tenants who will benefit from the permit. all corporate officers, and all partners 
in a partnership who own the property). A signature is required of at least one of the corporate officers or partners who own tbll 
property. Attach additional pages if needed. Note: The applicant Is responsible for notifying the Project Manager of any changes In 
ownership during the time the application Is being processed or considered. Changes in ownership are to be given to the Project 
Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership 
information could result in a delay in the hearing process. Additional pagei; attached I Yes J No 

Corporate/Partnership Name (type or print): 
~7 S GtAr'VJt-r 4,;,.toc..u+-ru, LbC« 
~ Owner r Tenant/Lessee • 

Street Address: 
lo t;Jq7. C (ovvlttA~st WAy 
City/State/Zip: 

~Q..v, 9tefQ C/.t '?2t1D 
Fax No: Phone No: 

(o<Cf .. 911-1~93 ~SS .. si1~$1.1So 
Nam)I of Corporate Offlcer/Partn~r (type or print): 
~ ?"11 Berl- VV\~s~e 

TIiie (type ~ print): I L 
f' l"et) l ~ tM. T" 

SJgoot,ra '~ /Z:..4'% 6 Oot>' I t • I 8- I~ 

CorporateJartnershlp Name (type or print): 

r · Owner r Tenant/Lessee 

Street Address: 

City/State/Zip: 

Phone No: Fax No: 

Name of Corporate Officer/Partner (type or print): 

Title (type or print): 

Signature: Date: 

Corporate/Partnership Name (type or print): 

r Owner 

Street Address: 

City/Stale/Zip: 

Phone No: 

r Tenant/Leiisee 

Fax No: 

Name of Corporate Oftlcer/Partner (type or print): 

TIiie (type or print): 

Signature: Date: 

Corporate/Partnership Name (type or print): 

I Owner r Tenant/Lessee 

Street Address: 

City/State/Zip: 

Phone No: Fax No: 

Name of Corporate Officer/Partner (type or print): 

Title (type or print): 

Signature : Date: 

Corporate/Partnership Name (type or print): 

r Ow~er r Tenant/Lessee 

Street Address: 

Clty7State/Zlp: 

Phone No: Fax No: 

Name of Corporate Officer/Partrief(ly'pe or i,l'fnt):--- --·-

Title (type or print): 

Signature: Date: 

Corporate/Partnership Name (type or print): 

rewner r Tenant/Lessee 

Street Address: 

City/Stale/Zip: 

Phone No: Fax No: 

Name of Corporate Officer/Partner (type or print): 

Title (type or print): 

Signature : Date: 



ATIACHMENT9 

Aerial view of project site, looking south 

Front of existing building on Garnet Avenue 



Southeast corner of Garnet Avenue and Bayard Street, looking at project site 

Northwest corner of Bayard Street and Hornblend, looking at project site 



ATIACHMENT9 

Looking north at project site from Hornblend Street 

South side of Hornblend Street, across the street from project site 



ATIACHMENT9 

Looking east on Garnet Street, project site on the right 

Looking west on Garnet Street towards project site 




