THE City oF San DieEco

Report 10 THE ity Councail

DATE ISSUED: February 2, 2015 REPORT NO.: 15-004
ATTENTION: Council President and City Council

SUBJECT: Appeal of the Point Loma Summit Project - Project No. 153840. District Two.
Process Four

REFERENCE: Report to the Planning Commission, Report No. PC-14-030
(http://www.sandiego.gov/planning-commission/pdf/pcreports/2014/pc14030.pdf)

REQUESTED ACTION: Should the City Council approve or deny an appeal of the Planning
Commission’s decision to approve the subdivision of two lots into four lots and the construction
of three new single family residences on a 1.45-acre site located at 414 La Crescentia Drive,
within the Peninsula Community Plan area?

STAFF RECOMMENDATIONS:

1. CERTIFY Mitigated Negative Declaration (MND) No. 153840 and ADOPT the
Mitigation Monitoring and Reporting Program (MMRP); and

2, DENY the appeal and UPHOLD the Planning Commission’s approval of Coastal
Development Permit No. 545699, Site Development Permit No. 545700 and
Vesting Tentative Parcel Map No. 760837.

SUMMARY:

On June 19, 2014, the Point Loma Summit project was presented to the Planning Commission.
The Planning Commission voted 5-1-1 to approve the project. On July 3, 2014, an appeal of the
Planning Commission’s decision was filed by Douglas D. Holthaus (Attachment One). Below
are the appeal items with staff’s response provided below each appeal issue.

1. Process Four Decision

a) Project is in conflict with the City of San Diego’s General Plan and specifically the
Housing Element document contained within it.

Staff’s Response: The purpose of the General Plan is to guide future growth and
development into a sustainable citywide development pattern, while maintaining or




enhancing quality of life in our communities. The purpose of the Housing Element is to
create a comprehensive plan with specific measurable goals, policies and programs to
address the City’s critical housing needs and foster the development of sustainable
communities in support of the State’s Greenhouse Gas Emission reduction targets,
consistent with the region’s sustainable communities strategy. The Housing Element
serves as a policy guide to address the comprehensive housing needs of the City of San
Diego. It is intended to be an integrated, internally consistent and compatible statement
of policies for housing in the City.

The project descriptions accompanying the following goals and policies illustrate how the
proposed development implements the General Plan:

UD-p.16 Architectural design that contributes to the creation and preservation of
neighborhood character and vitality.

The proposed project utilizes a contemporary design that will include
corner and clerestory windows, wood siding accents, flat roofs with
overhangs and parapets at foyer and galvanized metal guardrails. All of
these design elements are found in the immediate neighborhood and
therefore this architectural style will contribute to the creation and
preservation of neighborhood character.

UD-p.16 Development that protects and improves upon the desirable features of
San Diego’s neighborhoods.

The proposed project would be sensitive to the existing topographical
features found within the project site by utilizing split level grading
techniques. Existing mature trees would also remain and not be affected
by construction. The project proposes a perpetual open space preservation
easement over areas of environmentally sensitive lands. All proposed
development is limited to previously disturbed areas.

UD-A.3 Integrate development on hillside parcels with the natural environment to
preserve and enhance views, and protect areas of unique topography.

The proposed project would implement this policy by utilizing split level
and partially embedded foundation types. Elevation and section plans
(Project Plan Sheets 4, 5 of 13) illustrate how the units would fit into the
hillside with minimal grading utilizing the techniques described and
therefore be integrated into the natural environment in order to help
preserve the unique topography.

CE.1-5 Support the installation of photovoltaic panels, and other forms of
renewable energy production.



The proposed project’s flat roof design will allow solar panels to be
installed to comply with the City’s sustainable building policies.

The following Housing Element goal supports development in the Peninsula
Community Planning area:

HE-A.5 Ensure efficient use of remaining land available for residential
development and redevelopment by requiring that new development meet the
density minimums, as well as maximums, of applicable zone and plan
designations.

The proposed project would implement this policy by meeting the density
maximum of 4 dwelling units per acre (du/ac) for the very low density
range.

Adequate Sites Inventory Conformance

Adequate Sites Inventory does not apply to this proposed development.
Adequate Sites Inventory is a snapshot of potential infill housing
inventory based on sites either zoned for multi-family or mixed-use
development, which does not include this site designated for single-family
residential use. Most infill sites are zoned for residential densities at or
above 30 units per acre, to accommodate affordable housing. The density
identified for this site is 0-4 du/ac.

b) The project is in conflict with the Peninsula Community Plan and Local Coastal
Program Land Use Plan.

Staff’s Response: The project descriptions accompanying the following goals and
policies illustrate how the proposed development implements policies in the Peninsula
Community Plan:

P. 7 La Playa is characterized by large single-family homes of various ages and
architectural styles, including colonial, Spanish and contemporary designs.

The proposed project utilizes a contemporary design that will include
corner and clerestory windows, wood siding accents, flat roofs with
overhangs and parapets at foyer and galvanized metal guardrails. All of
these design elements are found in the immediate neighborhood and
therefore this architectural style will contribute to the creation and
preservation of neighborhood character.

P. 22 Encourage sensitive placement of structures in steeply sloped residential
areas to minimize removal of natural vegetation, grading and landform alteration.



Project utilizes embedded and partially embedded foundation types to
respect the topography.

P. 96 All projects should minimize grading and maintain the natural topography
to the greatest extent feasible.

Due to a covenant of easement of ESL, there are no biological impacts.
All development areas proposed for the project are limited to disturbed
areas of the site that aren’t natural steep hillsides.

The site could accommodate six (6) dwelling units where the applicant is
proposing four (4) and so is not maximizing density on the 1.43-acre site,
therefore reducing any further vegetation removal.

P. 22 Conserve the character of existing single family neighborhoods including the very
low density character of certain neighborhoods.

Project is proposing a lower density (4 du/ac) than allowed by the Peninsula
community plan (6 du/ac) resulting in less traffic than anticipated. Also, the
General Plan identifies very low density as 0-4 du/ac, which this project
implements.

Project would conform with the existing community character in terms of average
lot size. The development proposes the following lot sizes: Lot 1 is 24,088
square feet, Lot 2 is 10,141 square feet, Lot 3 is 15,461 square feet and Lot 4 is
13,380 square feet. These lots all exceed the required 10,000 square foot
minimum lot size under the RS-1-14 zone which implements the community
character for this neighborhood of a large lot area with large, single-family
homes. Other lots in the immediate, surrounding area are of comparable size.
Further, the community plan recommends that this area of La Playa be designated
for very low density single-family residential development ranging from zero to
four dwelling units per acre and that large lot areas be zoned to restrict
development to four units per acre, which the proposed development implements.

¢) The project is putting the neighborhood at increased risk due to the lack of fire truck
access coupled with placing several new buildings along the edge of a very steep
heavily vegetated slope.

Staff’s Response: The Project will not negatively affect the evacuation and response
times of the fire department and will not increase risk of wildfire or a fire within the new
structures. The Property is located in a Non-Very High Fire Hazard Severity Zone as
determined by the Fire and Resource Assessment Program for the California Department
of Forestry and Fire Protection (Cal Fire). The climate of the Peninsula area does not
promote weather that sustains or produces severe wildfires. There has not been a wildfire
in Point Loma since 1910 with no records of a wildfire occurring before 1910. The
addition of the three dwellings will improve the fuel modification by introducing

4.



additional, low fuel planting and irrigation systems where non currently exist, therefore
improving the evacuation time for residents in the event of a wildfire.

The construction will include fire protection and life safety features which exceed the
requirements of applicable codes. The residences will be provided with automatic
sprinkler protection and smoke detection which will provide early detection and
automatic alarm to the fire department. The sprinkler system will be designed to provide
a higher level of safety compared to standard fire safety requirements. A Modified
National Fire Protection Association (NFPA) 13 Sprinkler system sprinkler system is
required for the new single family homes. A 13D sprinkler system is designed for “Life
Safety”. It gives the occupants enough time to get out of the building. Although NFPA
13D systems inherently provide a certain level of property protection, they are not
intended to save the building. They are intended to allow occupants sufficient time to
escape.

The slope of the existing driveway is currently too steep for fire trucks to obtain access to
the entire project premise. The proposed development will be required to install three (3)
stand pipes within the proposed development, which will allow direct access to water
connections for fire personal in the case of an emergency situation within the proposed
development. A standard fire connection is also required at the property line adjacent to
the public street, La Crescentia Drive.

d) The project is putting the neighborhood at additional risk by substituting stand pipes
for a viable Brush Management plan where development is occurring at or near the
edge of a hillside/canyon.

Staff’s Response: The slope of the existing driveway is currently too steep for fire trucks
to obtain access to the entire project premise. The proposed development will be required
to install three (3) stand pipes within the proposed development, which will allow direct
access to water connections for fire personal in the case of an emergency situation within
the proposed development. A standard fire connection is also requlred at the property line
adjacent to the public street, La Crescentia Drive.

A Modified National Fire Protection Association (NFPA) 13 Sprinkler system sprinkler
system is required for the new single family homes. A 13D sprinkler system is designed
for “Life Safety”. It gives the occupants enough time to get out of the building.
Although NFPA 13D systems inherently provide a certain level of property protection,
they are not intended to save the building. They are intended to allow occupants
sufficient time to escape.

e) The project is seeking special exemption in the form of three deviations from the San
Diego Municipal Code as a result of trying to place too many new structures on a site
with inadequate buildable area.

Staff’s Response: The Peninsula Community Plan designates the project site for very low
density single family residential use with a maximum density of up to 4 dwelling units

-5.



per Acre. The 1.45-acre site could accommodate six (6) dwelling units. Due to the
unusual shape of the lot and topography, the project proposes 4 dwelling units, while
seeking deviations to accommodate the site constraints and achieve the prescribed density
as close as feasible.

The project includes three deviations for street frontage, rear setback for Lot 1 and
retaining wall height for Lot 3. The proposed deviations are warranted to minimize
disturbance of environmentally sensitive lands, consistent with the General Plan and
Peninsula Community Plan.

A deviation from the street frontage requirement for Lots 2, 3 and 4 is necessary to allow
the proposed development to cluster two homes within the least environmentally
sensitive area site. However, each lot will have legal vehicular access to a public street
and provide the minimum lot size of 10,000 square feet.

A second deviation from the required rear setback for Lot 1 is requested to allow for a
smaller development footprint. Strict adherence to the municipal code for rear setback
would increase impacts to steep hillsides and sensitive biological habitat and potentially
increase impacts to the adjacent neighbors.

The third deviation request is for the side yard retaining wall height which is necessary to
allow adequate space for the driveway. Strict adherence to the municipal code would
result in an increase to the overall development area and would increase impacts to steep
hillsides and sensitive biological habitat.

The San Diego Municipal Code (SDMC) allows the project to seck deviations from
development regulations through a Process Four Site Development Permit (SDP) (SDMC
Section 143.0920(a)). These deviations may be approved if the findings in SDMC
126.0504(a) and (m) are made. Findings are provided in the draft resolution in support of
the proposed deviations.

f) The project is being proposed with three of the four lots having no front or rear yard
setbacks thus allowing significantly reduced building setbacks and increasing the
physical and visual density well beyond the character of the neighborhood.

Staff’s Response: The project proposes deviations from the lot frontage requirements
through a Site Development Permit by providing access via a private drive instead of the
public right-of-way. The lack of street frontage results in three of the four lots not having
required front or rear yards; however, the project provides setbacks from all property
lines that staff considered appropriate due to the irregular shape of the existing lot and
topographical constraints. Lots 3 and 4 observe greater setbacks from the east property
line allowing the project to preserve the existing steep hillsides below. Lots 1 and 2
observe greater setbacks on the west side along the project to preserve the steep hillsides
above and to develop on the least sensitive portion of the site in accordance with the
City’s Environmentally Sensitive Lands regulations.




The project complies with the lot area requirement of the zone, does not exceed the
allowable density in the community plan and does not exceed the maximum allowable
FAR of the zone. The project is therefore in conformance with the density, and bulk and
scale controls of the zone and community plan.

g) The project is proposing four homes be built on four sites who’s average slope is
greater than 25% on nearly 60% of the site. Additionally, the necessary access and
egress private road consumes an additional 20-25% of the site leaving a new
buildable area of less than 21%. Far less than the FAR the applicant has proposed is
being provided.

Staff’s Response: The RS-1-4 zone allows for a maximum Floor Area Ratio (FAR) based
on the size of each proposed lot. The proposed development does not exceed the
maximum allowable FAR.

h) There is an illegal rental unit on the existing property that is shown as “to remain” in
the proposed development yet no request for a guest house is included in the
application.

Staff’s Response: There was a tenant residing in the workshop on a short-term basis, but
the applicant terminated occupancy on July 13, 2014, after she became aware that the
workshop could not be used as a residence. The tenant has vacated the premises. The
workshop will remain a workshop with the current development proposal. There is no
request for a guest house with this proposed development.

1) We have obtained 102 signed letters of residents in opposition to this development.
The neighborhood’s voice is not being heard.

Staff’s Response: The applicant has engaged in significant community outreach efforts
throughout the project review process having presented to the Peninsula Community
Planning Board (“PCPB”) and its Project Review Committee (“PRC”) on at least eight
different occasions. Additionally, the applicant has conducted several site tours of the
project with members of the PCPB and neighbors.

In response to concerns raised during these outreach efforts, the applicant revised the
original project to reduce the number of new homes to two new homes, three homes total
on the site. However, the PRC voted to recommend denial of the revised reduced project,
citing concerns regarding fire safety and consistency with community character. As a
result, the applicant chose to move forward with her original proposal to build three new
homes, four total homes on the site. The PCPB voted in July of 2012 to recommend
denial of the project.

2. Environmental Determination — for this portion of the appeal issues, staff has provided the
sections within the Mitigated Negative Declaration that the appellant has raised concerns. In
an effort to be succinct, staff has not copied all the information provided by the appellant;
however, all of the appellant’s concerns are provided within Attachment One of this report.
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a) Aesthetics

Staff’s Response: The La Playa neighborhood of the Peninsula community is comprised
of residences with varied bulk, scale, forms, materials and colors. The project’s overall
form, bulk, scale, exterior materials, and colors will be compatible with the varied
architecture of the La Playa neighborhood of the Peninsula community. In addition, the
project complies with all development regulations of the Single-family Residential (RS)
zone, including the height limit, setbacks and lot coverage. Further, the project observes
allowable setbacks and height per the RS-1-4 zone. The project deviation findings are
supported by staff. The project does not encroach upon any public view corridor
identified in the Peninsula Community Plan.

The community contains numerous canyons and hillsides. Unlike the flatter portions in
Peninsula, development within these canyons and hillsides follow an organic
development pattern instead of a traditional grid pattern. Within the immediate vicinity of
the project site in the La Playa neighborhood, the development within hillsides is typical.
Most of those homes were developed on graded pads. The project is designed to
minimize grading and on lots 1 and 2, the homes will be terraced in order to respect the
existing topography. This is consistent with several nearby homes that were developed
along similar hillsides and complies with the City’s Environmentally Sensitive Lands
regulations.

b) Biological Resources

Staff’s Response: A field survey was conducted and a biological technical report was
prepared for the project site. The survey identified three vegetation types on-site: non-
native grassland, disturbed habitat, and urban/developed. Although 0.04 acre of non-
native grassland would be impacted, per the City of San Diego’s Significance
Determination Thresholds, impacts to Tier IIIB (common uplands) that are less than a
0.10 of an acre are not considered significant and therefore do not require mitigation. In
- addition, no sensitive and/or special status species were identified on site. The wildlife
species detected on site were typical of the interface between open space and urban areas
(i.e., ground squirrels, skunks, and cottontail rabbits). Reptiles were not detected on the
project site.

To address potential indirect impacts to migratory birds, the project would be required to
comply with federal and state regulations related to the Migratory Bird Treaty Act.
Therefore, impacts to biological resources were determined to be less than significant.

¢) Cultural Resources

Staff’s Response: The Historical Resources Technical Report dated “Revised July 20107
concluded that the house located at 414 La Crescentia Drive is eligible for designation
under HRB Criterion B for its association with Joseph E. Jessop Sr., and HRB Criterion
C as an example of Tudor Revival architecture. Qualified Historic Resources Staff
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reviewed the report and concurred that the property is eligible for designation under
Criterion B, but not Criterion C, due to a lack of integrity of the original Tudor Revival
design. Historical Resources Staff then reviewed the project and determined that the
proposal, which would subdivide the land and result in three new dwelling units on the
newly created parcels, is consistent with the U.S. Secretary of the Interior’s Standards for
Rehabilitation and would not adversely impact the potential resource or its historically
significant association with Jessop.

According to the National Park Service and the City’s adopted Guidelines for the
Application of Historical Resources Board Designation Criteria, location, setting, feeling
and association are the most significant aspects of integrity to consider when determining
whether a project impacting a property associated with a historically significant
individual is consistent with the U.S. Secretary of the Interior’s Standards and whether
the essential characteristics of the property will be preserved. The subject house is
immediately surrounded by dense vegetation, and has little direct relationship to the
larger lot. The project proposal will retain, and when needed, replace this vegetation to
maintain the secluded, “wooded” setting and feeling of the house. Additionally, the
project will not require relocation of the house, thereby retaining location. The house
itself will not be altered, and when maintained in its historically appropriate landscaped
setting, will retain the historic association with Jessop. Other aspects of integrity less
critical to conveying significance under Criterion B, such as materials, design and
workmanship, will also be retained, as there are no proposed changes to the house itself.
Therefore, the project is consistent with the U.S. Secretary of the Interior’s Standards and
will preserve the essential character defining features and relevant aspects of integrity
needed to convey significance with historically significant individual Joseph E. Jessop,
Sr.

d) Geology and Soils

Staff’s Response: The applicant conducted geological studies to determine the stability of
the slopes for the proposed development. The geotechnical reports conclude the site
slopes have a factor of safety in accordance with City of San Diego standards. The
reports also conclude that the potential for erosion or landslides is low. The project also
includes slope stabilizing retaining walls. The geotechnical consultant also recommends
foundation setbacks from the adjacent slope face in accordance with the California
Building Code.

The geotechnical reports conclude that no geologic or geotechnical conditions exist on
the subject property which would preclude the construction of the proposed residences
provided the recommendations presented within the reports are followed. Geology staff
has reviewed the reports and determined that the geotechnical consultant has adequately
addressed the soil and geologic conditions potentially affecting the proposed project.

All geotechnical studies prepared for the project were cited within the Reference Section
of'the Mitigated Negative Declaration.



e) Hazards and Hazardous Material

Staff’s Response: The applicant has met with City emergency services representatives,
including police and fire. Both departments confirmed that there are existing response
plans in place for the Point Loma community, which take into consideration existing
street patterns and evacuation routes. Neither department expressed any objection to the
proposed development. Additionally, the applicant has consulted with Aon Fire
Protection Engineering Corporation. Aon concluded that the project will improve fire
safety in the area because non-native, flammable vegetation will be removed and
replaced with buildings with sprinklers and irrigated landscaping. Additionally, the
proposed development will obtain Building Permits to show that construction will
comply with all applicable Building and Fire Code requirements.

f) Hydrology and Water Quality

Staff’s Response: A drainage analysis was prepared for the proposed project, consistent
with the City’s Drainage Design Manual. The findings and determinations of the drainage
analysis do not support the appellant’s assertions. Under the proposed developed
condition, the peak runoff from the respective drainage basins that encompass the project
site would not increase the runoff discharged to La Crescentia Drive. Further, the
capacity of the existing storm drain system located within La Crescentia Drive would not
be exceeded.

Notwithstanding the appellant’s assertion of a 20-inch depth of flow in La Crescentia
Drive, no supporting information was provided by the appellant on how this depth of
flow was estimated or measured. A 20-inch depth of flow was not borne out by the
drainage analysis that was prepared by the applicant’s licensed civil engineer. This
drainage analysis, which was reviewed by City engineering staff, determined a depth of
flow of 0.32 ft (approximately 4 inches) under a 100-year return storm event. City
Standard curbs are 6 inches in height. The calculated depth of flow would not require any
unusual accommodation, despite the height of some existing curbs along La Crescentia
Drive being greater than 6 inches.

The project site contains a significant expanse of impervious area, and does not comport
with the appellant’s characterization of the existing site conditions. Under the proposed
developed condition, the impervious area of the existing site is largely replaced with the
impervious footprint of the proposed development. Undeveloped portions of the site
remain largely undisturbed. The increased imperviousness of the project site was
determined by the applicant’s civil engineer to be less than 2%. The runoff generation
under the proposed developed condition would not worsen due to the proposed
development.

Under the proposed developed condition, the generation of runoff from the project site
would be slowed down because of the reduction of contiguous impervious areas. The
breaking up of contiguous impervious areas and the discharge of roof runoff to vegetated
areas would be project requirements through the implementation of low impact design
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principles, as outlined in the City’s Storm Water Standards Manual. The proposed
vegetated areas would slow runoff speeds and promote infiltration.

g) Land Use and Planning

Staff’s Response: The proposed development is within an area designated for four (4)
du/ac in the Peninsula Community Plan. Four du/ac is considered very low density per
the City’s General Plan. The proposed development, located on a 1.45-acre site, is for
four (4) du/ac and implements the very low density range.

La Playa is characterized by large single-family homes of various ages and architectural
styles, including colonial, Spanish and contemporary designs (in other words ‘eclectic’).
The proposed development implements this policy through a contemporary design
featuring corner and clerestory windows, wood siding accents, flat roofs with overhangs
and parapets at foyer and galvanized metal guardrails, design elements that are found in
the immediate neighborhood.

All projects should minimize grading and maintain the natural topography to the greatest
extent feasible. (p. 96- Conservation); which the proposed development achieves with the
clustering of two of the proposed units. The proposed development utilizes embedded
and partially embedded foundation types to respect the topography (CP, Fig. 30). Due to
a covenant of easement of Environmentally Sensitive Lands (ESL), there are no
biological impacts. All development areas proposed for the project are limited to
disturbed areas of the site that are not natural steep hillsides. The proposed development
has minimum grading due to the clustering of two of the units. This clustering also allows
for minimum to no disturbance of native vegetation.

h) Transportation/Traffic

Staff’s Response: The streets in the area have been designed to accommodate the
traffic generated by the maximum allowable density in the Peninsula Community
Plan. The project is proposing a density lower than allowed by the Peninsula
Community Plan, resulting in less traffic than anticipated. The additional 30 average
daily trips (ADTs) estimated to be generated by the addition of three single family
residences is not expected to create a significant impact on the surrounding streets.

Planning Commission Recommendation:

This project was presented to the Planning Commission on June 19, 2014. Commissioner Haase
made the motion to certify the Mitigated Negative Declaration (MND), adopt the Mitigation
Monitoring Reporting Program, and approve Coastal Development Permit No. 545699, Site
Development Permit No. 545700 and Vesting Tentative Parcel Map No. 760837. Commissioner
Quiroz seconded the motion. The motion passed by a vote of 5-1-1 with Commissioners Golba,
Haase, Whalen, Quiroz, and Wagner voting yea, and with Commissioner Peerson voting nay,
with Commissioner Austin absent. The Report to the Planning Commission is included in this
report as Attachment Two.
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Conclusion:

Based on the appeal issues and staff’s responses to these issues, staff has determined the
proposed Point Loma Summit project complies with the applicable sections of the Municipal
Code and adopted City Council policies. Staff has determined the required findings would
support the decision to approve the proposed project’s Coastal Development Permit, Site
Development Permit and Vesting Tentative Parcel Map. A Mitigated Negative Declaration has
been prepared for this project and all potential environmental impacts will be mitigated.

FISCAL CONSIDERATIONS: None with this action; the costs of processing this project have
been paid by the applicant through a deposit account.

PREVIOUS COUNCIL and/or COMMITTEE ACTION: None

COMMUNITY PARTICIPATION AND PUBLIC OUTREACH EFFORTS: The Peninsula
Community Planning Group voted to recommend denial of the project by a vote of 12-0-1, at
their meeting on July 19, 2012.

KEY STAKEHOLDERS (& Projected Impacts if applicable):

Karen Kapp, Trustee of the Karen Ann Kapp Trust dated October 24, 1994; Carolyn Kutzke,
Trustee of the Carolyn Kutzke Trust dated January 4, 2000; Robert Furey, REC Consultants.

Kerry Santoro David Graham

Deputy Director Deputy Chief Operating Officer
Development Services Department Neighborhood Services
Santoro/Graham/LCB

Attachments:

L Copy of Appeal Application, dated July 3, 2014
2. Report to Planning Commission, dated June 12, 2014
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ATTACHMENT 0 1

City of San Diego Development Permrt/ FORM

Development Services

1222 Fist ave. o1 Flor Environmental Determination DS-3031
. Appeal Application| ocosnzor

The CiTv oF San Dieso |

.o

See Information Bulletin 505, “Development Permiis Appeal Procedure,” for information on.the appeal procedure.

1. Type of Appeal:
.1 Process Two Decision - Appeal to Planning Commission L] Environmental Determination - Appeal to City Council
. Process Three Decision - Appeal to Planning Commission .1 Appeal of a Hearing Officer Decision to revoke a permit

¥} Process Four Declsion - Appeal to City Council

L

Name: E-mail Address:

Douglas D. Holthaus ‘ ddh@holthaus.org

Address: City: State: Zip Code: Telephone:

419 La Crescentia Drive San Diego ‘ CA 921086 (619) 225-8353

3. Applicant Name (As shown on the Permit/Approval being appealed). Complete if different from appellant.

Carolyn Kutzke, Trustee of the Carolyn Kutzke Trust dated January 4, 2000; Karen Kapp, Trustee; Jim Seafr\an‘ Trustee

4. Project Information
Permit/Environmental Determination & Permit/Document No.: Date of Decision/Determination: | City Project Manager:
153840 June 19, 2014 Laura Black

Decision (describe the permit/approval decision):
Planning Commission approval of the proposed Coastal and Site Development Permits and Vesting Tentative Map;

approving the Mitigated Negative Declaration, finding that all potential impacts will be mitigated; and that the proposed

project complies with all Municipal Code, City Council policies, and CEQA pursuant to Report PC-14-030.

5. Grounds for Appeal (Please check all that apply)
" i Factual Eror E} New Information

1 Findings Not Supported

Description of Grounds for Appeal (Please relate your description to the allowable reasons for appeal as more fully described in
Chaprer 11, Article 2. Division & of the San Diego Municipal Code. Attach additional sheets if necessary.)

SEE ATTACHMENT 5 APPENDED HERETO AND INCORPORATED BY THIS REFERENCE

.
6, Appeilant's Signature: | cerfiiy u penalty of perjury that the foregoing, including all names and addresses, is true and correct.

Signature: / . Date:  July 3, 2014

Note: Faxed appeals are not accepted. Appeal fees are non-refundable.

Printed on recycled paper. Visit our web site at www.sandiego.gov/development-services.
Upon request, this information is available in alternative formats for persons with disabilities.
D5-3031 (10-12)




ATTACHMENT ( 1
ATTACMENT

ITEM 5
of
Development Determination Appeal Application

“Description of Grounds for Appeal”
Planning Commission Decision 19 June, 2014
(Project# 153840)

1) Process Four Decision

a) Project is in conflict with the City of San Diego's General plan and specifically the Housing
Element document contained within it. '

b) The project is in conflict with the Peninsula Community Plan and Local Coastal Program
Land Use Plan

¢) The project is putting the neighborhood at increased risk due to the lack of fire truck access
coupled with placing several new building along the edge of a very steep heavily vegetated
slope.

d) The project is putting the neighborhood at additional risk by substituting stand pipes for a
viable Brush Management plan where development is occurring at or near the edge of a
hillside/canyon. :

e) The project is seeking special exception in the form of 3 deviations from the San Diego
Municipal Code as a result of trying to place too many new structures on a site with inadequate

buildable area.

f) The project is being proposed with 3 of the four lots having no front or rear yard setbacks thus
allowing significantly reduced building setbacks and increasing the physical and visual density
well beyond the character of the neighborhood.

g) The Project is proposing 4 homes be built on 4 sites who's average slope is greater than 25%
on nearly 60% of the site. Additionally the necessary access and egress private road consumes an
additional 20-25% of the site leaving a net build-able area of less than 21%. Far less than the
FAR the applicant has proposed is being provided.

h) There is an lllegal rental unit on the existing property that is shown as "to remain" in the
proposed development yet no request for a guest house is included in the application.

i) We have obtained 102 signed letters of residents in opposition to this development. The
neighborhoods voice is not being heard.



ATTACMENT ATTACHMENT 0 1

ITEM 5
of
Development Determination Appeal Application

“Description of Grounds for Appeal”
Planning Commission Decision 19 June, 2014
(Project# 153840)

2) Environmental Determination

a) Aesthetics -

The proposed development is uncharacteristic of the buildings in the neighborhood, in
so far as the placement of houses on the hillside.

b} Biological Resources

Construction of three new residences and rehabilitation project complies in of the fourth process will
remove necessary and valuable trees and vegetation that are presently used by a variety of animal
species. The immediate neighbors and the undersigned can personally attest to the existence of nesting
birds (red-tailed hawks, Point Loma parrots, and owls) within the trees and vegetation on the proposed
development site. Additionally there are all manner of small mammals and reptiles that inhabit the subject
site. This observation is based upon 25+ years of observing the premises.

¢) Cultural Resources

The historicat significance of the Jessep Estate will be significantly compromised by allowing a high
density development, engulfing the original estate, all of which will serve to damage a significant historical

property.
d) Geology and Soils

This development is proposed on a very unstable and steep hiliside and cliff, and it is inconceivable that
the development on the sensitive land will not contribute to adverse effect such as risk of loss, injuries, or
death. Furthermore the proposed development makes no attempt to maintain reasonable sethacks
between the proposed structures and the fop of slopes existing on the property. Moreover, according to
the initial study check list which the five site specific soils reports were not referenced or considered,
reaching the conclusions set forth in the declaration.

e) Hazards and Hazardous Materials

The proposed development has a single egress and access through a single, double hairpin driveway,
which physically prohibits fire and ambulances from reaching the proposed residences. This is due to the
lack of developable building sites within the parcels. There is no realistic way in which firefighting
equipment can reach the proposed structures, or protect the spread of wildfire originating on the
proposed building sites to adjacent homes, thereby subjecting the neighborhood residents to injury,
death, and loss of their homes. The proposed plan to address fire hazards is simply fo equip the
proposed homes with internal fire sprinkling but does nothing to prevent or protect against external fires
that originate from the property. Due to the existing terrain, and dense vegetation, fires originating in a
house that cannct be quashed or one that occurs outside the structures, would have nothing to stop them
from spreading.
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Planning Commission Decision 19 June, 2014
(Project# 153840)

f) Hydrology and Water Quality

With the addition of a significant area of hardscape and structures, a substantial amount of soil and
vegetation will be replaced, thus creating significant additional runoff to the neighboring properties and
the street. Presentably the runoff experienced on La Crescentia Dr. taxes the street's storm drainage
system and it is obvious that elimination of the majority of the low slope or flat surface on this site,
percolation will be all but eliminated, and significant additional storm and other runoff wiil occur. Presently
La Crescentia Dr. experiences runoff af times up to 20 inches in depth even though servicing the drain
needs of existing properties. The proposed project would significantly tax an already overburden system,
and impair vehicle circulation.

g) Land Use and Planning...The overall community goals as articulated in the Peninsula Community Plan
provide the following goals:

Conserve character of existing single-family neighborhood including the very low-density character of
certain neighborhoods.-Conserve existing open space including canyons, hillsides, wetlands, and
shorelines.-Maintain and complement the existing scale, architectural features and vegetation in

Peninsula.
-Encourage design compatible with existing residential development in all new infill housing.

-Encourage sensitive placement of structures in steeply sloped residential areas to minimize removal of
natural vegetation, grading, and landform alteration. A

Furthermore the community plan also recommends:

-Residential areas in Peninsula with slopes in excess of 25 percent which meet the guideline for
application of the Hillside Review Overtay Zone should be added to the Hillside Review Overlay Zone.

-The majority of the residential zoned land in Peninsula should continue to be designated for single-family
residential land use. The existing character of the single-family neighborhoods should be preserved with
the exception of a few small pockets in Roseville and the Nimitz/Voltaire area which should be upgraded
through increased maintenance and rehabilitation of existing struciures. Redevelopment of individual
lots and development of the few remaining vacant lots in Peninsula’s single-family neighborhoods should
be compatible with the existing development pattern in terms of scale, placement of buildings, and
architectural features, colors, and materials. It is for these reasons that this project has heen rejected
multiple times, including a zero to eleven in opposition vote by the Peninsula Planning Group. The
proposed project is upon a very low density area of the neighborhood, and to allow development such as
requested, would increase the location to a high density character.

h) Transportation/Traffic
The proposed development is adding three residential houses at the end of a cul-de-sac, in addition to

the three residences that presently exist. It will significantly overburden the narrow and winding La
Crescentia Drive and significantly increase the car and traffic count on that street. The proposed negative
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(Project# 153840)

declaration does not take into account the excess burden and impact upon the neighborhood of this
increased traffic count. ’

Conclusion

The propesed Mitigated Negative Declaration fails to recognize the unbuildable nature cf the subject
parcel sought to be subdivided. Furthermore it fails to take into account the binding requirements of the
Peninsula Community Plan. The danger to neighbors and the neighborhood is clear but the declaration
fails to take into account those considerations. For those reasons and as set forth above the declaration
is inadequate, and the project rejected accordingly.
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SAN DIEGO PLANNING COMMISSION
DOCKET FOR PLANNING COMMISSION MEETING
9:00 A.M., JUNE 19, 2014 '
CITY ADMINISTRATION BUILDING
COUNCIL CHAMBERS
202 C STREET, 12™ FLOOR

NOTE: Ifa Sign Language Interpreter, aids for the visually impaired, or Alternative Listening Devices
(ALD's) are required, please contact the Planning Department at (619) 321-3208 at least five (5)
working days prior to the meeting to insure availability.

Those items with an asterisk (*) will include consideration of the appropriate environmental
document.

To listen to the "live"” broadcast of a Planning Commission meeting, dial 619-533-4001. Note:
Rancho Bernardo and Rancho Penasquitos residents dial 619-484-7711 and ask the Citizen's
Assistance operator to connect you.

Members of the Public should realize and understand that Planning Commissioners may be unable to
thoroughly review and consider materials delivered the day of the hearing.

When it is determined that the Planning Commission will adjourn for lunch, the Planning Commission
will adjourn to Conference Room A, located on the 12" floor next to the Council Chambers.

Any agenda-related materials distributed to the Planning Commission after an agenda is posted for a
regular meeting may be inspected upon request in the official project file which is maintained by the
City’s Project Manager, located at the Development Services Department’s offices at 1222 First
Avenue, San Diego, 92101

ITEM~1:  ANNOUNCEMENTS/PUBLIC COMMENT - This portiod of the agenda provides
an opportunity for memberSs of the public to address the Cémmission on items of
interest within the jurisfiction of the Commission. Copdments relating to items on
today’s docket are #§ be taken at the time the item isHeard.

Time allotted’to each speaker is determined bythe Chair; however, comments are
limited te’no more than three (3) minutes total per subject regardless of the number
of thoge wishing to speak. Submit requests to speak to the Commission Secretary
prior to the start of the meeting. Purspant to the Brown Act, no discussion or action,
other than a referral, shall be taken by Council on any issue brought forth under
“Announcements/Public Commeuit.”

‘REQUESTS FOR ITEMS TO BE CONTINUED AND/OR WITHDRAWN.
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PLANNING COMMISSION DOCKET JUNE 19, 2014 Page 2

ITEM - 3: REQUESTS FOR JTEMS TO BE PLACED ON CONSENT AGENDA.
The Chair may eptértain a motion by a Commissioner to appfove certain non-
controversial ggénda items as consent agenda items at the Heginning of the
meeting. Itpms approved on consent are in accordance with Staff’s recommendation
i the Report to Planning Commission.

ITEM - 4: IRECTOR’S REPORT.

ITEM,#5:  COMMISSION COMMENT.

ITEM - 6: Expedite

*POINT LOMA SUMMIT - PROJECT NO. 153840
City Council District: 2 Plan Area: Peninsula

Staff: Laura C. Black

Coastal Development Permit (CDP), Site Development Permit (SDP) and Vesting
Tentative Map (VTM) to subdivide two existing lots into four Iots and construct three
(3) single family residences and retain the existing single family residence, for a total
of four (4) single family residences on four (4) lots. Lot 1 proposes to be 24,088
square feet and would construct a multi-level, 2,620 square foot residence. Lot 2
proposes to be 10,141 square feet and would construct a multi-level, 3,179 square
foot residence and retain the existing 400 square foot workshop. Lot 3 is proposed to
be 15,461 square feet and will retain the 2,425 square foot single family residence,
but demolish the existing 392 square foot detached garage. Lot 4 is proposed to be
13,380 square feet and would construct a two-story, 3,883 square foot residence. The
project proposes deviations from development regulations which include rear setback,
street frontage and retaining wall height. The 1.45 acre project site is located at 414
LLa Crescentia Drive in the RS-1-4 Zone, Coastal Overlay Zone (non-appealable),
Coastal Height Limit Overlay Zone, Parking Impact Overlay Zone (Coastal Impact
Area), Federal Aviation Administration Part 77 Noticing Area, and within the
Peninsula Community Plan Area and Local Coastal Program Land Use Plan. The
project shall integrate sustainable features consistent with council policy 900-14, the
City’s sustainable building policy. A Mitigated Declaration (MIND) has been
prepared in accordance with California Environmental Quality Act (CEQA) State
Guidelines. Report No. PC-14-030

TODAY’S ACTIONIS:
Process 4. Approve or deny the project.
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DATE OF NOTICE: June 5,2014

NOTICE OF PUBLIC HEARING
PLANNING COMMISSION

DATE OF HEARING: June 19, 2014
TIME OF HEARING: 9:00 A.M.
. LOCATION OF HEARING: Council Chambers, 12th Floor, City Administration Building,

202 C Street, San Diego, California 92101

PROJECT TYPE: Coastal Development Permit, Site Development Permit,
Vesting Tentative Parcel Map, and Mitigated Negative
' Declaration - PROCESS FOUR
PROJECT NUMBER: 153840 '

PROJECT NAME: POINT LOMA SUMMIT

APPLICANT: Rob Fuarey, REC Consultants

COMMUNITY PLAN AREA: Peninsula
COUNCIL DISTRICT: District Two

CITY PROJECT MANAGER: - Laura C. Black, AICP, Development Project Manager
PHONE NUMBER/E-MAIL: (619) 236.6327 / Iblack@sandiego.gov

As a property owner, tenant or person who has requested notice, you should know that the Planning
Commission will hold a public hearing to approve, conditionally approve, or deny an application to
subdivide two existing lots into four lots and construct three (3) single family residences and retain the
existing single family residence, for a total of four (4) single family residences on four (4) lots. Lot 1
proposes to be 24,088 square feet and would construct a multi-level, 2,620 square foot residence. Lot 2
proposes to be 10,141 square feet and would construct a multi-level, 3,179 square foot residence and
retain the existing 400 square foot workshop. Lot 3 is proposed to be 15,461 square feet and will
retain the 2,425 square foot single family residence, but demolish the existing 392 square foot detached
garage. Lot 4 is proposed to be 13,380 square feet and would construct a two-story, 3,883 square foot
residence. The project proposes deviations from development regulations which include rear setback,
street frontage and retaining wall height. The 1.45 acre project site is located at 414 La Crescentia
Drive in the RS-1-4 Zone, Coastal Overlay Zone (non-appealable), Coastal Height Limit Overlay
Zone, Parking Impact Overlay Zone (Coastal Impact Area), Federal Aviation Administration Part 77
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Noticing Area, and within the Penmsula Community Plan Area and Local Coastal Pro gra@lqg:m
Plan. The project shall integrate sustainable features consistent with council policy 900-14. A
Mitigated Negative Declaration (MND) has been prepared in accordance with California
Environmental Quality Act (CEQA) State Guidelines. This application was filed on April 24, 2009.

The decision of the Planning Commission is final unless the project is appealed to the City Council. In
order to appeal the decision of the Planning Commission you must be present at the public hearing and
file a speaker slip concerning the application or have expressed interest by writing to the Planning
Commission before the close of the public hearing. Please do not e-mail appeals as they will not be
accepted. See Information Bulletin 505 “Appeal Procedure”, available at
www.sandiego.gov/development-services or in person at the office of the City Clerk, 202 "C" Street,
Second Floor. The appeal must be made within 10 working days of the Planning Commission
decision. If you wish to challenge the City's action on the above proceedings in court, you may be
limited to addressing only those issues you or someone else have raised at the public hearing described
in this notice, or written in correspondence to the City at or before the public hearing,

The final decision by the City of San Diego is not appealable to the California Coastal Commission. If
you want to receive a Notice of Final Action, you must submit a W11tten request to the City Project
Manager listed above

If you have any questions after reviewing this information, you can contact the City Project Manager
listed above.

This information will be made available in alternative formats upon request. To request an agenda in
alternative format or to request a sign language or oral interpreter for the meeting, call Support
Services at (619) 321-3208 at least five working days prior to the meeting to insure availability.
Assistive Listening Devices (ALD's) are also available for the meeting upon request.

Internal Order Number: 23430686
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THE CITY OF SAN Do
Laura C. Black / Project No. 153840 (Pt. Loma Summit)
Development Services
1222 First Ave., MS 501 + San Diego, California 92101-3864

Retum Service Requested
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THE CiTty oF SAN DIiEGO

REPORT TO THE PLANNING COMMISSION

DATE ISSUED: June 12,2014 | ' REPORT1 NO. PC-14-030
ATTENTION: Planning Commission, Agenda of June 19, 2014 |

SUBJECT: . POINT LOMA SUMMIT - PROJECT NO.153840. PROCESS FOUR
OWNERS: Karen Kapp, Trustee of the Karen Ann Kapp Trust dated October 24, 1994 |

Carolyn Kutzke, Trustee of the Carolyn Kutzke Trust dated January 4, 2000
Jim Seaman, Trustee of the Shadow Trust dated June 18, 2003
(Attachment 13)
APPLICANT: Robert Furey, REC Consultants
SUMMARY
Issue: Should the Planning Commission approve the subdivision of two lots into four lots
and the construction of three new single family residences on a 1.45-acre site located at 414

La Crescentia Drive, within the Peninsula Community Plan area?

Staff Recommendations: -

1. CERTIFY Mitigated Negative Declaratidn (MND) Nol 53840 and ADOPT
Mitigation Monitoring and Reporting Program (MMRP); and

2. APPROVE Coastal Development Penﬁit No. 545699, Site Development Permit No.
545700 and Vesting Tentative Parcel Map No. 760837.

Community Planning Group Recommendation: The Peninsula Community Planning
Group voted to recommend denial of the project by. a vote of 12-0-1, at their meeting on
August 15,2012 (Attachment 12).

Environmental Review: Mitigated Negative Declaration No. 153840 has been prepared
for the project in accordance with the State of California Environmental Quality Act
(CEQA) Guidelines. A Mitigation, Monitoring and Reporting Program has been prepared
for the project and will be implemented which will reduce any potential impacts identified
in the environmental review process, to a level below significance.

Fiscal Impact Statement: None with this action; the costs of processing this project have




been paid by the applicant through a deposit account. - ATTACHMENT 0 2 -

Code Enforcement Impact: None with this action.

Housing Impact Statement: The project site is designated for single family residential (4
dwelling units per acre) within the Peninsula Community Plan. The project site could
accommodate six (6) residential units on the 1.45 acre project premise. The proposed
development would not increase the number of residential units already considered within
the Peninsula Community Plan.

BACKGROUND

The 1.45 acre project premise is currently improved with a two-story, 2,425 square foot single
family residence, detached garage and detached workshop. The project premise is located at 414
La Crescentia Drive on the west and north side of La Crescentia Drive, north of Kellogg Drive,
and west of Silvergate Avenue, within the La Playa Neighborhood of the Peninsula Community
Plan (Attachments 1 and 2). The site is designated for single family residential at a rate of 4
dwelling units per acre, and the proposed development is consistent with this designation. The site
is located in the RS-1-4 Zone, Coastal Overlay Zone (non-appealable), Coastal Height Limit
Overlay Zone, Parking Impact Overlay Zone (Coastal Impact Area), Federal Aviation
Administration Part 77 Noticing Area, within the Peninsula Community Plan and Local Coastal
Program Land Use Plan, which allows for single family development (Attachments 2 and 3).

The site is bordered by existing single family development on all sides. Environmentally Sensitive
Lands (ESL) have been identified on the project site in the form of sensitive biological resources
and steep hillsides within portions of the project site. The project premise is located within the
boundaries of the City’s Multiple Species Conservation Plan (MSCP) Subarea. However, the
Multi-Habitat Planning Area (MHPA) of the MSCP is not mapped on the project premise nor is it
adjacent to the project premise. The project premise is accessed via an existing private driveway
that will remain and become a private driveway for all proposed remdences to prov1de access to the
public street, La Crescentia Drive. : :

A historic review of the existing single family residence was conducted by staff during the review
of the proposed development. Historical Resources staff reviewed the property, along with the
Historic Report prepared by a qualified historic consultant, and found that the existing residence is
eligible for designation under HRB Criterion B for its association with Joseph E. Jessop, Sr.
Joseph E. Jessop, Sr. constructed the house in 1929 and resided there until his death in 1996.
Jessop is significant to San Diego history for his civic contributions and accomplishments,
including the founding of the San Diego Maritime Museum and the acquisition of the Star of India;
founding of the Downtown Association and San Diegans Incorporated in the 1950s, which worked
to revive the struggling downtown business districts through revitalization projects such as the
Civic Concourse; advocating for the expansion of City College; serving as National Director of the
Navy League; and serving on the committee that planned and developed Mission Bay park.

Historical Resources staff also reviewed the project and determined that the proposed

development, which would retain the Jessop House and provide landscape screening to retain the
secluded, wooded quality of the setting, is consistent with the U.S. Secretary of the Interior’s

.
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Standards and would not adversely impact the building or its historically significant association
with Jessop. The property was not reviewed by the Historical Resources Board (HRB) as review
by the Board was not required. ,

Between July 28, 2011 and July 1, 2012, the proposed development was redesigned to create three
(3) single family lots, retain the existing home and construct two (2) new single family residences.
On July 2, 2012, the proposed development was reinstated to the original design to create four (4)
single family lots, retain the existing home and construction three (3) new single family residences.
This design remains the current proposed development for the 1.45 acre premise.

DISCUSSION

Project Description:

The proposed development will create four (4) single family residential lots, retain one existing
single family residence on Lot 3, and construct three (3) new single family residences on Lots 1, 2
and 4. Each proposed single family residential lot is described in detail below:

Lot 1:

Proposed Lot 1 would be 24,088 square feet in size and is located 1n1med1ately adjacent to the
public street, La Crescentia Drive. This lot would provide an 84 foot front setback and a 6 foot
rear setback. The proposed multi-level, single family residence would be 2,620 square feet, with an
attached two-car garage. The residence would consist of the following: laundry room, mud room,
and garage within the basement; living room, bathroom, terrace, dining room, kitchen and two
covered patios on the main level; den, two bedrooms, two bathrooms and two balconies on the
second level; and the master bedroom and master bathroom on the third level. The proposed
overall building height is 26 feet 6 inches, which is below the maximum coastal height limit of 30
feet. The proposed residence has a flat roof design which will allow solar panels to be installed to
comply with council policy 900-14, the City’s sustainable building policy. Materials selected for
this residence consist of stucco, horizontal wood siding accents, aluminurn windows and doors,
with metal guardrails. This lot provides two parking spaces within the attached garage and two
surface parking spaces, for a total of four (4) parking spaces.

Lot 2: ’

Proposed Lot 2 would be 10,141 square feet in size and will retain the existing detached 400
square foot workshop. Lot 2 is the second lot from the public street, La Crescentia Drive, with
access to the public street via a private driveway that traverses the proposed development. This lot
would provide 6 foot and 12 foot side setbacks for the proposed residence. The proposed multi-
level, single family residence would be 3,179 square feet, with an attached two-car garage. The
residence would consist of the following: den, laundry room, two bedrooms, two bathrooms,
storage area, and sunken terrace within the basement; an interior courtyard is also at this same
elevation; living room, dining room, kitchen, bathroom and two covered patios on the main level;
and the master bedroom, master bathroom, storage area and two car garage on the second level.
The proposed overall building height is 29 feet 3 3/34 inches, which is below the maximum coastal
height limit of 30 feet. The proposed residence has a flat roof design which will allow solar panels
to be installed to comply with council policy 900-14, the City’s sustainable building policy.
Materials selected for this residence consist of stucco, horizontal wood siding accents, aluminum

-3-
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windows and doors, with metal guardrails. This lot provides two parking spaces within the
attached garage and two surface parking spaces, for a total of four (4) parking spaces.

Lot 3:

Proposed Lot 3 would be 15,461 square feet in size and will retain the existing, two-story 2,425
square foot single family residence. The existing 392 square foot detached garage will be
demolished as part of the proposed development. This lot provides four (4) surface parking spaces.
Lot 3 is the third lot from the public street, La Crescentia Drive, with access to the public street via
a private driveway that traverses the proposed development. The existing residence was reviewed
by historic resources staff and determined to be eligible for designation under HRB Criterion B for
its association with Joseph E. Jessop, Sr. The proposed development will retain the overall
historical character within Lot 3; therefore, although not presently designated as a historic
resource, the current or future owners of Lot 3 could apply for historic designation of the house at
a later date.

Lot 4:

Proposed Lot 4 would be 13,380 square feet in size. Lot 4 is the fourth and final lot from the public
street, La Crescentia Drive, with access to the public street via a private driveway that traverses the
proposed development. The proposed two-story, single family residence would be 3,883 square
feet, with an attached two-car garage. The residence would consist of the following: living room,
dining room, kitchen, family room, laundry room, one bedroom, two bathrooms and two exterior
terraces within the first floor; and three bedrooms, two bathrooms and an exterior terrace on the
second floor. The proposed overall building height is 26 feet, which is below the maximum coastal
height limit of 30 feet. The proposed residence has a flat roof design which will allow solar panels
to be installed to comply with council policy 900-14, the City’s sustainable building policy.
Materials selected for this residence consist of stucco, horizontal wood siding accents, aluminum
windows and doors, with metal guardrails. This lot provides two parking spaces within the
attached garage and two surface parking spaces, for a total of four (4) parking spaces.

The 1.45 acre project premise contains Environmentally Sensitive Lands (ESL) in the form of
sensitive biological resources and steep hillsides, as identified on the project Site Plan (Attachment
10). These areas will be preserved within a Covenant of Easement as identified within permit
condition number 39. The proposed development will not encroach into Environmentally Sensitive
Lands and a modified brush management plan, in the form of the installation of a Modified
National Fire Protection Association (NFPA) 13 Sprinkler system, has been reviewed and
approved by the Fire Department, as reflected in permit condition 24 (Attachment 6).

The slope of the existing driveway is currently too steep for fire trucks to obtain access to the
entire project premise. The proposed development will be required to install three (3) stand pipes
within the proposed development, which will allow direct access to water connections for fire
personal in the case of an emergency situation within the proposed development. This requirement
is reflected within permit condition 25 (Attachment 6).

The proposed development will materially assist in reducing impacts associated with fossil fuel
energy use by utilizing photovoltaic panels to generate 50% of the electricity needs for the
proposed residences. The proposed residences are designed with flat roof to accommodate the
installation of photovoltaic panels on the roofs to generate 50% of the electricity needs for each

4.
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residence. »

Various discretionary actions are required to implement the proposed project:

s (Coastal Development Permit

The project is located within the Coastal Overlay Zone. Any proposed development within the
Coastal Overlay requires a Coastal Development Permit (Attachments 5 and 6). The proposed
development will conform to the Coastal Height Overlay Zone by requiring all proposed
buildings be below the maximum height allowed of 30 feet. '

¢ Site Development Permit

A Site Development Permit is required for development on a site containing Environmentally
Sensitive Lands and for the three proposed deviations for a sustainable building project. These
deviations are warranted primarily due to the unusual physical characteristics of the project
premise which includes the fact that the project premise is irregularly shaped, is located off of a
winding street (La Crescentia Drive), and contains Environmentally Sensitive Lands in the
form of steep hillsides and sensitive biological habitat. The deviations (described below) are
for minimum street frontage, rear setback for Lot 1, and retaining wall height for Lot 3
(Attachments 5 and 6). .

a. Minimum Street Frontage: A deviation request is for the minimum street frontage for
Lots 2, 3 and 4. Lot 1 proposes a minimum street frontage of 84 feet, and Lots 2, 3 and 4
will not provide any street frontage. Lots 2-4 will be accessed via a private driveway;
therefore, these lots will not be able to provide the required minimum street frontage of 65
feet. With Lots 2-4 being accessed via a private drive, these lots will not meet the standard
measurements for setbacks pursuant to SDMC Section 113.0252 (measuring setbacks).

The purpose and intent of the RS Zone is to accommodate a- variety of lot sizes and
residential dwelling types that promote neighborhood quality, character, and livability. It is
intended that these zones provide for flexibility in development regulations that allow -
reasonable use of property while minimizing adverse impacts to adjacent properties. Due to
the unique physical characteristics and existence of Environmentally Sensitive Lands
within the project premise, this deviation is required in order to allow the proposed
development to cluster two homes within the least sensitive areas of the project premise
and to reduce impacts to Environmentally Sensitive Lands and adjacent properties.
However, each lot will have vehicular access and provide the minimum lot size amount of
10,000 in accordance with the RS-1-4 zone. This deviation is necessary to reduce impacts
to Environmentally Sensitive Lands. '

'b. Rear setback for Lot 1: The second deviation request is for the required rear setback for
Lot 1. Lot 1 observes a rear setback of 6 feet, where the zone requires a minimum setback
of 20 feet. This deviation is warranted primarily due to the unusual physical characteristics
of the project premise which includes the fact that the project premise is irregularly shaped,
is located off of a winding street (La Crescentia Drive),  and contains Environmentally
Sensitive Lands in the form of steep hillsides and sensitive biological habitat. This

-5-
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deviation is necessary to allow for a smaller development footprint instead of providing the
required 20 foot rear setback. The distance between the proposed residences on Lot 1 and
Lot 2 is 12 feet. These proposed homes are clustered on the project premise to reduce the
overall development footprint. Strict adherence to the municipal code for the rear setback
would increase impacts to Environmentally Sensitive Lands (steep hillsides and sensitive
biological habitat) and potentially increase impacts to the adjacent neighbors., This
deviation is necessary to reduce the overall building area for the proposed development
which reduces impacts to Environmentally Sensitive Lands.

c. Retaining wall height for Lot 3: The third deviation request is for side yard retaining wall
height. This request is for the retaining wall proposed along Lot 3, adjacent to the property
line, and the private driveway. The retaining wall regulations allow a maximum wall
height, within side yards, of 6 feet. The proposed development is providing an 8 foot high
retaining wall within the side yard setbacks for Lot 3. The length of the retaining wall that
is proposed to be 8 feet in height is screened from neighboring properties by the existing
single family residence. The retaining wall is located near the northern portion of the
property line and is necessary to allow adequate space for the private driveway, between
the property line and the existing single family residence on Lot 3. This deviation is
warranted primarily due to the unusual physical characteristics of the project premise
which includes the fact that the project premise is irregularly shaped, is located off of a
winding street (La Crescentia Drive), and contains Environmentally Sensitive Lands in the
form of steep hillsides and sensitive biological habitat. Providing a wider private driveway
would increase the overall project development area and would then increase impacts to
Environmentally Sensitive Lands; therefore, this deviation is requested to reduce impacts to
Environmentally Sensitive Lands.

¢ Vesting Tentative Parcel Map

A Vesting Tentative Parcel Map is required to create the proposed 4 single family lots
(Attachments 7 and 8). _

General Plan/Community Plan Analvsis :.

The Land Use Element of the General Plan incorporates community plans as part of the General
Plan. The General Plan relies on community plans for site-specific land use and density
designation; and recommendations. The Peninsula Community Plan designates this project premise
as single family residential. This residential designation allows single family residential
development with a density of up to 4 Dwelling Units per Acre (DU/A). The 1.45-acre project
premise could accommodate six (6) dwelling units.

The Residential Element of the Peninsula Community Plan includes the objectives of preserving
existing landscaping and vegetation within established residential neighborhoods, and encouraging
design compatible with existing residential development in all new infill housing. The proposed
development would implement these goals, policies and objectives in the General Plan and the
Peninsula Community Plan by clustering two of the homes on the project premise. Strict adherence
to the municipal code would increase impacts to Environmentally Sensitive Lands (steep hillsides
and sensitive biological habitat) and potentially increase impacts to the adjacent neighbors. Due to
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the unusual physical characteristics of the project premise which includes the fact that the project
premise is irregularly shaped, is located off of a winding street (La Crescentia Drive), and contains
Environmentally Sensitive Lands in the form of steep hillsides and sensitive biological habitat, the
proposed development preserves existing landscaping and vegetation by the proposed clustering
of two of the homes. The proposed development would further implement plan objectives through
a grading plan that creates pads on the flatter portions of the site, thereby minimizing intrusion into
sensitive hillside areas and landform alteration, and preserving existing vegetation throughout the
project premise.

The Urban Design Element of the General Plan has a goal for a built environment that respects San
Diego’s natural environment and climate. Policies include preserving and protecting natural
landforms and features and integrating development on hillside parcels; minimizing grading to
maintain the natural topography; and encouraging architectural design that contributes to the
preservation of neighborhood character and vitality. The Urban Design Element of the Peninsula
Community Plan also includes objectives to protect and enhance those natural and man-made
features of the community including preservation of existing trees and mature vegetation; and to
maintain and complement the existing scale and character of the residential areas.

The proposed development would implement these goals of the General Plan and Peninsula
Community Plan by clustering development pads on the flatter portions of the sloped site,
preserving mature vegetation, and integrating the development into the hillside. Proposed fagade
and finish material include horizontal wood siding accents, flat roofs with overhangs, balconies,
corner and clerestory window features, which complement the neighborhood character and vitality.

The Conservation Element of the General Plan has goals for climate change and sustainable
development which include reducing the Urban Heat Island effect through sustainable design and
building practices, and planting trees for their many environmental benefits. The proposed
development implements these goals through the preservation of trees, by preserving the steep
hillsides in their natural state to the greatest extent possible, and the utilization of roof-mounted
solar panels that reduce energy costs. -

Environmental Analysis:

A Mitigated Negative Declaration (MND) was prepared for the project which analyzed the
environmental impacts of the proposed Point Loma Summit project. Implementation of the
Mitigation, Monitoring and Reporting Program (MMRP) would reduce impacts to a level below
significance in the following category: paleontological resources.

Community Participation:

The Peninsula Community Planning Board voted 12-0-1 to recommend denial of the proposed
project at their meeting on August 15, 2012 (Attachment 12). The discussion from the group was
focused around the following issues: fire safety, access for fire trucks on project site, proposed
density and request for various deviations.

During the time of reviewing the proposed development, including the redesign to three (3) single
family residences, the applicant has presented a total of three (3) times to the Peninsula
Community Planning Board.



ATTACHMENT Q 2
Cbnclusion:

Staff has determined the proposed Point Loma Summit project complies with the applicable
sections of the Municipal Code and adopted City Council policies. Staff has determined the
required findings would support the decision to approve the proposed project’s Coastal
Development Permit, Site Development Permit and Vesting Tentative Parcel Map. A Mitigated
Negative Declaration has been prepared for this project and all potential environmental impacts
will be mitigated.

ALTERNATIVES

1. Approve Coastal Development Permit No. 545699, Site Development Permit No. 545700
and Vesting Tentative Parcel Map No. 760837, with modifications.

2. Deny Coastal Development Permit No. 545699, Site Development Permit No. 545700 and
Vesting Tentative Parcel Map No. 760837, if the findings required to approve the project

cannot be affirmed.

Respectfully submitted,

AN L.

Mike Westlake aura C.g]il'?ﬁ, ACIP, Project Manager
Assistant Deputy Director Development Services Department
Development Services Department

Westlake/LLCB

Attachments:

1. Aerial Photograph

2. Community Plan Land Use Map

3. Project Location Map

4, Project Data Sheet

5. Draft Permit Resolution with Findings

6. Draft Permit with Conditions

7. Draft Map Resolution with Findings

8. Draft Map Conditions _

9. Draft Environmental Resolution with MMRP .
10.  Project Plans, including Vesting Tentative Map
11.  FAA Determination of No Hazard to Air Navigation
12. Community Planning Group Recommendation
13.  Ownership Disclosure Statement

14. Project Chronology

15.  Notice of Public Hearing
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ATTACHMENT O 2
Attachment 4

PROJECT DATA SHEET

PROJECT NAME: Point Loma Summit

PROJECT DESCRIPTION: | Subdivision of the existing two lots into four (4) single

: family lots, demolish an existing detached garage, construct
three (3) new single family residences and retain the
existing single family residence, for a total of four (4) single
family residences on four legal lots.

COMMUNITY PLAN Peninsula Community Plan area
AREA:
DISCRETIONARY Coastal Development Permit, Site Development Permit and
ACTIONS: Vesting Tentative Parcel Map
COMMUNITY PLAN LAND | Single Family Residential (Allows res1dent1a1 development
USE DESIGNATION: up to 4 dwelling units per acre)

ZONING INFORMATION:

ZONE: RS-1-4: (A single family residential zone)

HEIGHT LIMIT: 30-Foot maximum height limit / proposed 29 3 %” max height

LOT SIZE: 10,000 square foot minimum
FLOOR ARFEA RATIO: varies according to lot size
FRONT SETBACK: 20 feet minimum
SIDE SETBACK: 0.08 * lot width (calculation based on lot width)
STREETSIDE SETBACK: 0.10 * lot width (calculation based on lot width)
REAR SETBACK: 20 feet minimum |

PARKING: 2 parking spaces required, except Lot 1 requlres 4 spaces / each
' proposed lot provides 4 parkmg spaces:

LAND USE EXISTING LAND USE
ADJACENT PROPERTIES: | DESIGNATION & '
ZONE
NORTH: | RS-1-4 | Single Family Residential
SOUTH: | RS-1-4 Single Family Residential
EAST: | RS-1-4 Single Family Residential
WEST: | RS-1-4 ' Single Family Residential
DEVIATIONS OR Three deviations requested: minimum street frontage, rear
VARIANCES REQUESTED: | setback for Lot 1, and fence regulations for Lot 3.
COMMUNITY PLANNING | On August 15, 2012, the Peninsula Community Planning
GROUP Group voted 12-0-1 to recommend denial of the project.
RECOMMENDATION
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Attachment 5

PLANNING COMMISSION RESOLUTION NO. PC-XXXX
COASTAL DEVELOPMENT PERMIT NO. 545699
SITE DEVELOPMENT PERMIT NO. 545700
POINT LOMA SUMMIT - PROJECT NO. 153840 [MMRP]

WHEREAS, Karen Kapp, Trustee of the Karen Ann Kapp Trust dated October 24, 1994; Carolyn
Kutzke, Trustee of the Carolyn Kutzke Trust dated January 4, 2000; and Jim Seaman, Trustee of the
Shadow Trust dated June 18, 2003, Owners/Permittees, filed an application with the City of San Diego
for a permit to subdivide the existing two lots into four lots, demolish an existing detached garage,
construct three single family residences and retain the existing single family residence, for a total of four
single family residences on four legal lots (as described in and by reference to the approved Exhibits "A"
and corresponding conditions of approval for the associated Permit Nos. 545699 and 545700), on
portions of a 1.45 acre site;

WHEREAS, the project site is located at 414 La Crescentia Drive in the RS-1-4 Zone, Coastal Overlay
Zone (non-appealable), Coastal Height Limit Overlay Zone, Parking Impact Overlay Zone, Federal

Aviation Administration Part 77, within the Peninsula Community Plan and Local Coastal Program Land
Use Plan;

WHEREAS, the project site is legally described as Portions of Lot 20 and Lot 21 of Map No. 2091;
WHEREAS, on June 19, 2014, the Planning Commission of the City of San Diego considered Coastal
Development Permit No. 545699 and Site Development Permit No. 545700 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 June 19, 2014.

FINDINGS:

Site Development Permit - Section 126.0504

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

The proposed development is located within the Peninsula Community Plan area. The proposed
use and density are consistent with the Peninsula Community Plan because the property is
designated Single Family Residential with a maximum density of four dwelling units per acre.
Consistent with this land use designation, the project proposes to subdivide two existing lots, one
of which has an existing single-family residence and the other is vacant, into four lots and
construct three new single family residences on its 1.45-acre project premise. The existing house
will remain on its own lot, proposed Lot 3. The development proposes the following lot sizes:
Lot 1 will be 24,088 square feet, Lot 2 will be 10,141 square feet, Lot 3 (containing the existing
residence) will be 15,461 square feet and Lot 4 will be 13,380 square feet. Each proposed lot size
exceeds the required 10,000 square foot minimum lot size under the RS-1-4 Zone and is
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consistent with the Single Family Residential land use designation in the Peninsula Community
Plan.

The proposed development is consistent with the Peninsula Community Plan’s overall
community goal of maintaining and complementing the existing scale and architectural features
of the surrounding community. The proposed development is located within the La Playa
neighborhood which is described in the Peninsula Community Plan as characterized by large
single-family homes of various ages and architectural styles including colonial, Spanish, and
contemporary designs. The proposed development will contribute to the neighborhood’s eclettic
architectural character by featuring contemporary designs in a scale which complements the
surrounding community.  Consistent with the surrounding neighborhood, the proposed
development will also include single-family homes which will range between approximately
2,400 to 3,800 square feet which is comparable to the sizes of existing homes within the La Playa
neighborhood. Additionally, height limits and sensitive placement of the buildings will minimize
any potential view impacts, another key element of the Peninsula Community Plan.

The Residential Element of the Peninsula Community Plan encourages the sensitive placement of
structures in steeply sloped residential areas to minimize removal of natural vegetation, grading
and landform alteration. The proposed development accommodates this objective by retaining
natural vegetation through the recordation of a conservation easement on the project premise and
limiting development to areas which do not contain natural gradient steep slopes which are
governed by the City’s Environmentally Sensitive Lands Regulations. While the property
contains steep topography, the only slopes which will be disturbed are those which are
manufactured by previous grading. - According to the Environmentally Sensitive Lands
Regulations, manufactured steep hillside slopes are not considered steep hillsides for purposes of
the Environmentally Sensitive Lands Regulations. No encroachment or disturbance is proposed
within the natural gradient steep slopes. As such, no steep hillsides will be disturbed for the
proposed development. The proposed development will create a common area Homeowners
Association which will be responsible for long term maintenance of the open space and slopes,
thereby assuring a perpetual source of funding to maintain the natural slope areas and vegetation.
Therefore, the proposed development will not adversely impact the Peninsula Community Plan.

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

The proposed development will not be detrimental to public health, safety, and welfare. Pursuant
to the California Environmental Quality Act (CEQA), a Mitigated Negative Declaration (MND)
has been prepared which identifies mitigation measures to address potentially significant impacts
to Biological Resources, Water Quality, Air Quality, and Noise. All potentially significant
impacts will be mitigated to a level less than significant through implementation of the Mitigation
and Monitoring Reporting Program (MMRP). In addition, the proposed project will obtain
Building Permits to show that construction will comply with all applicable Building and Fire
Code requirements. A modified brush management plan, in the form of the installation of a
Modified National Fire Protection Association (NFPA) 13 Sprinkler system, as reflected in permit
condition 24. Additionally, the slope of the existing driveway is currently too steep for fire trucks
- to obtain access to the entire project premise. The proposed development will be required to
install three (3) stand pipes within the proposed development, which will allow direct access to
water connections for fire personal, in the case of a an emergency situation, within the proposed
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development. This requirement is reflected within permit condition 25. The implementation of
these two measures within permit conditions 24 and 25 were reviewed and approved by the Fire
Department.

In conclusion, the Site Development Permit and the associated exhibits include conditions of
approval which have been determined by the City to be necessary to avoid adverse impacts to the .
health, safety and welfare of the public by assuring that development will occur in a manner
depicted on approved plans, in accordance with applicable health and safety regulat1ons/codes
and as approved by the decision making body.

The proposed development will comply with the applicable regulations of the Land

Development Code, including any allowable deviations pursuant to the Land Development Code.

The proposed development complies with the relevant regulations of the Land Development
Code. Conditions of approval require compliance with all relevant regulations of the City of San
Diego effective for this site and incorporated into Coastal Development Permit No. 545699, Site
Development Permit No. 545700, and Vesting Tentative Map No. 760837.

The proposed development proposes a total of three (3) deviations from the Land Development
Code. These deviations are warranted primarily due to the unusual physical characteristics of the
project premise which includes the fact that the project premise is irregularly shaped, is located
off of a winding street (La Crescentia Drive), and contains Environmentally Sensitive Lands in
the form of steep hillsides and sensitive biological habitat. The purpose and intent of the RS Zone
1s to accommodate a variety of lot sizes and residential dwelling types that promote neighborhood
quality, character, and livability. It is intended that these zones provide for flexibility in
development regulations that allow reasonable use of property while minimizing adverse impacts
to adjacent properties. Due to the unique physical characteristics and existence of
environmentally sensitive lands within the project premise, deviations are required in order to
allow the proposed development to cluster two homes within the least sensitive areas of the
project premise and to reduce impacts to Environmentally Sensitive Lands and adjacent
properties. A

The proposed development is consistent with the Peninsula Community Plan’s overall
community goal of maintaining and complementing the existing scale and architectural features
of the surrounding community. The property is located within the La Playa neighborhood which
is described in the Peninsula Community Plan as being characterized by large single-family
homes of various ages and architectural styles including colonial, Spanish, and contemporary
designs. The proposed development will contribute to the neighborhood’s eclectic architectural
character by featuring contemporary designs in a scale which complements the surrounding
community. The Residential Element of the Peninsula Community Plan encourage the sensitive
placement of structures in steeply sloped residential areas to minimize removal of natural

“vegetation, grading and landform alteration. Further, the proposed development is proposing a

minimum lot size of 10,141 square feet for each lot which exceeds the required 10,000 square
foot minimum lot size under the Land Development Code.

A deviation is being requested for minimum street frontage for Lots 2, 3 and 4. Proposed Lot 3 is
the location of the existing single family residence that will remain. Lot 1 proposes a minimum
street frontage of 84 feet, and Lots 2, 3 and 4 will not provide any street frontage. This deviation
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is warranted primarily due to the unusual physical characteristics of the project premise which
includes the fact that the project premise is irregularly shaped, is located off of a winding street
(La Crescentia Drive), and contains Environmentally Sensitive Lands in the form of steep
hillsides and sensitive biological habitat. The purpose and intent of the RS Zone is to
accommodate a variety of lot sizes and residential dwelling types that promote neighborhood
quality, character, and livability. It is intended that these zones provide for flexibility in
development regulations that allow reasonable use of property while minimizing adverse impacts
to adjacent properties. Due to the project premise irregular shape, the amount of environmentally
sensitive lands locations within the project premise, the proposed development is clustering some
of buildings to reduce impacts to Environmentally Sensitive Lands and adjacent properties. Due
to the existing topography of the project premise, Lots 2-4 will be accessed via a private
driveway; therefore, these lots will not be able to provide the required minimum street frontage of
65 feet. With Lots 2-4 being accessed via a private drive, these lots will not meet the standard
measurements for setbacks. However, each lot will have vehicular access, via a private driveway,
and provide the minimum lot size of 10,000 square feet, in accordance with the RS-1-4 zone. The
deviation is necessary to reduce impacts to Environmentally Sensitive Lands.

A deviation is being requested for the rear setback requirement for Lot 1. Lot 1 observes a rear
setback of 6 feet, where the zone requires a minimum setback of 20 feet. This deviation is
warranted primarily due to the unusual physical characteristics of the project premise which
includes the fact that the project premise is irregularly shaped, is located off of a winding street
(La Crescentia Drive), and contains Environmentally Sensitive Lands,in the form of steep
hillsides and sensitive biological habitat. It is intended that single family zones provide for
flexibility in development regulations that allow reasonable use of property while minimizing
adverse impacts to adjacent properties. This deviation is necessary to allow for a smaller
development footprint instead of providing the required 20 foot rear setback. The distance
between the proposed residences on Lot 1 and Lot 2 is 12 feet. These proposed homes are
clustered on the project premise to reduce the overall development footprint. Strict adherence to
the municipal code for the rear setback would increase impacts to Environmentally Sensitive
Lands (steep hillsides and sensitive biological habitat) and-potentially increase impacts to the
adjacent neighbors. This deviation is necessary to reduce the overall building area for the
proposed development which reduces impacts to Environmentally Sensitive Lands.

A deviation is being requested for side yard retaining wall height along Lot 3, adjacent to the
property line, and the private driveway. The retaining wall regulations allow a maximum wall
height, within side yards, of 6 feet. The proposed development is providing an 8 foot high
retaining wall within the side yard setbacks for Lot 3. The length of the retaining wall that is
proposed to be 8 feet in height is screened to neighboring properties by the existing single family
residence located on proposed Lot 3 and the existing topography of the project premise. The
retaining wall is located near the northern portion of the property line and is necessary to allow
adequate space for the private driveway, between the property line and the existing single family
residence on Lot 3. This deviation is warranted primarily due to the unusual physical
characteristics of the project premise which includes the fact that the project premise is irregularly
shaped, is located off of a winding street (La Crescentia Drive), and contains Environmentally
Sensitive Lands in the form of steep hillsides and sensitive biological habitat. Providing a wider
private driveway would increase the overall project development area and would then increase
impacts to Environmentally Sensitive Lands; therefore, this deviation is requested to reduce
impacts to Environmentally Sensitive Lands.
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Supplemental Findings--Environmentally Sensitive Lands

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

The project premise is physically suitable for the design and siting of the proposed development
and the development will result in minimal disturbance to environmentally sensitive lands
because the proposed development will retain natural vegetation through the recordation ofa
covenant of easement on the project premise and limit disturbance to areas which do not contain
environmentally sensitive lands, by clustering two of the proposed residences. While the project
premise contains steep hillsides, the proposed development will be limited to areas of slopes that
were manufactured by previous grading. According the City’s Environmentally Sensitive Lands
Regulations, steep hillsides are those with a natural gradient. Manufactured slopes are not
considered steep hillsides, and therefore not Environmentally Sensitive Lands. As such, the
proposed residential buildings are designed and sited with no disturbance to steep hillsides. Due
to the unusual physical characteristics of the project premise which includes the fact that the
project premise is irregularly shaped, is located off of a winding street (La Crescentia Drive), and
contains Environmentally Sensitive Lands in the form of steep hillsides and sensitive biological
habitat., the proposed development is clustering two of the residences to reduce impacts to
Environmentally Sensitive Lands and adjacent properties.

The project premise is located within the boundaries of the City’s Multiple Species Conservation
Plan (MSCP) Subarea. However, the Multi-Habitat Planning Area (MHPA) of the MSCP is not
mapped on the project premise nor is it adjacent to the project premise. Three vegetation
community types were identified on the project premise: 0.12 acre Non-native Grassland (Tier
[IIB); 0.36 acre of Disturbed habitat (Tier IV) and 0.97 of urban/developed (Tier IV). There are
no wetland habitats on the project premise. Approximately 0.04 acre of Non-native Grassland
(Tier IIIB) would be impacted through implementation of the proposed development. According
to the City’s Biology Guidelines, impacts to Tier IIIB habitat that are less than a 0.10 acre are not
considered significant and do not require mitigation; therefore, the proposed development would
not result in any direct impacts to sensitive biological habitat. The proposed development will
establish a private funding mechanism in the form of a Homeowners Association and covenant of
easement to maintain the existing natural slopes and existing trees.

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

While the project premise contains steep hillsides, the proposed development will be limited to
areas of slopes that were manufactured by previous grading. According the City’s
Environmentally Sensitive Lands Regulations, steep hillsides are those with a natural gradient.
For that reason, manufactured slopes are not considered steep hillsides, and therefore not
Environmentally Sensitive Lands. As such, the proposed residential buildings are designed and
sited with no disturbance to environmentally sensitive lands. The three new home sites are located
in areas previously disturbed either through grading or on an area covered in turf and small
concrete pads from previous uses. The proposed development soils report outlines grading
techniques which will be implemented to prevent undo risk from geologic and erosion hazards.
There are no known geologic or flood hazards in the area, and erosion will be minimized by
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directing flows to appropriate drainage areas. Additionally, in terms of fire hazards, the proposed
development will be required to provide three (3) stand pipes and installation of a Modified
National Fire Protection Association (NFPA) 13 Sprinkler system in each new residence.
Therefore, the proposed development will minimize the alteration of natural landforms and will
not result in undue risk from geologic and erosion forces, flood hazards or fire hazards.

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

Existing Environmentally Sensitive Lands will be preserved through recordation of a perpetual
covenant of easement on the project premise. While the project premise contains steep hillsides,
grading and homes sites will be located in areas that were disturbed previously and are not
designated as Environmentally Sensitive Lands areas. According to the City’s Environmentally
Sensitive Lands Regulations, steep hillsides are those with a natural gradient; manufactured
slopes are not considered steep hillsides or Environmentally Sensitive Lands. As such, no steep
hillsides will be disturbed. The project premise is located within. the boundaries of the City’s
Multiple Species Conservation Plan (MSCP) Subarea. However, the Multi-Habitat Planning Area
(MHPA) of the MSCP is not mapped on the project premise nor is it adjacent to the project
premise. Three vegetation community types were identified on the project premise: 0.12 acre
Non-native Grassland (Tier IIIB); 0.36 acre of Disturbed habitat (Tier IV) and 0.97 of
urban/developed (Tier IV). There are no wetland habitats on the project premise. Approximately
0.04 acre of Non-native Grassland (Tier IIIB) would be impacted through implementation of the
proposed development. According to the City’s Biology Guidelines, impacts to Tier IIIB habitat
that are less than a 0.10 acre are not considered significant and do not require mitigation. The
proposed development would not result in any direct impacts to sensitive biological habitat;
therefore, the proposed development would not result in any direct impacts to sensitive biolo glcal
habitat.

Due to the unusual physical characteristics of the project premise which mcludes the fact that the
project premise is irregularly shaped, is located off of a winding street (La Crescentia Drive), and
contains Environmentally Sensitive Lands in the form of steep hillsides and sensitive biological
habitat. It is intended that these single family zones provide for flexibility in development
regulations that allow reasonable use of property while minimizing adverse impacts to adjacent
properties. Due to the unique physical characteristics and existence of Environmentally Sensitive
Lands within the project premise, deviations are required in order to allow the proposed
development to cluster two homes within the least sensitive areas of the project premise and to
reduce impacts to Environmentally Sensitive Lands and adjacent properties. The proposed
development proposes a private funding mechanism in the form of a Homeowners Association to
maintain the existing natural slopes and existing trees. Therefore, the proposed development will
be sited and designed to prevent adverse impacts on any adjacent Environmentally Sensitive
Lands.

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

The proposed development is located within the Point Loma Urban Area MSCP Sub- area Plan
but is not adjacent to any of the recommended preserve areas on Point Loma. Consistent with the
Planning Policies and Design guidelines section of the MSCP, all drainage, grading, and
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development shall be directed away from areas that contain MSCP noted biological features. As
such, the proposed development will be consistent with the City of San Diego’s MSCP Sub area
Plan.

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

The proposed development is not located adjacent to public beaches or the shoreline.
Nevertheless, the proposed development will construct necessary sewer and water facilities to *
serve the occupants. The proposed development will comply with all requirements of the State
Water Resources Control Board and Municipal Storm Water Permit, Waste Discharge
Requirements for Discharges of Storm Water Runoff Associate with Construction Activity.
Therefore, the proposed development will not contribute to the erosion of public beaches or -
adversely impact local shoreline sand supply.

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

Pursuant to the California Environmental Quality Act (CEQA), a Mitigated Negative Declaration
(MND) has been prepared which identifies mitigation measures to address potentially significant
impacts to Paleontological Resources. All potentially significant impacts will be mitigated to a
level less than significant through implementation of the Mitigation and Monitoring Reporting
Program (MMRP). Implementation of the MMRP is reasonably related to the impacts created by
the proposed development. Therefore, the nature and extent of the mitigation required as a
condition of the permit is reasonably related to, and calculated to alleviate, negative impacts
created by the proposed development.

M. Supplemental Findings—Deviations for Affordable/In-Fill Housing Projects and Sustainable
Buildings e

1. The proposed development will materially assist in accomplishing the goal of providing
affordable housing opportunities in economically balanced communities throughout the
City, and/or the proposed development will materiaily assist in reducing impacts associated
with fossil fuel energy use by utilizing alternative energy resources, self-generation and
other renewable technologies (e.g. photovoltaic, wind, and/or fuel cells) to generate
electricity needed by the building and its occupants.

The proposed development will materially assist in reducing impacts associated with fossil fuel
energy use by utilizing photovoltaic panels to generate 50% of the electricity needs for the
proposed residences. The proposed residences are designed with flat roof to accommodate the
installation of photovoltaic panels on the roofs to generate 50% of the electricity needs for each
residence.

2.  The development will not be inconsistent with the .purpdse of the underlying zone.

The proposed development is consistent with the purpose of the underlying RS-1-4 zone which
provides regulations for the development of single dwelling units that accommodate a variety of

Page 7 of 12



ATTAGHMENT 0 2
Attachment 5

lot sizes (minimum of 10,000 square feet), residential dwelling types, and which promote
neighborhood quality, character, and livability. The proposed development will consist of three
new single family residential dwelling units of varying sizes, which is consistent with the purpose
of the zone, and one existing single family residence that is consistent with the underlying zone. It
is intended that these zones provide for flexibility in development regulations that allow
reasonable use of property while minimizing adverse impacts to adjacent properties.

3. Any proposed deviations 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.

The proposed development complies with the relevant regulations of the Land Development
Code. Conditions of approval require compliance with all relevant regulations of the City of San
Diego effective for this site and incorporated into Coastal Development Permit No. 545699, Site
Development Permit No. 545700, and Vesting Tentative Map No. 760837.

The proposed development proposes a total of three (3) deviations from the Land Development
Code. These deviations are warranted primarily due to the unusual physical characteristics of the
project premise which includes the fact that the project premise is irregularly shaped, is located
off of a winding street (La Crescentia Drive), and contains Environmentally Sensitive Lands in
the form of steep hillsides and sensitive biological habitat. The purpose and intent of the RS Zone
is to accommodate a variety of lot sizes and residential dwelling types.that promote neighborhood
quality, character, and livability. It is intended that these zones provide for flexibility in
development regulations that allow reasonable use of property while minimizing adverse impacts
to adjacent properties. Due to the unique physical characteristics and existence of
environmentally sensitive lands within the project premise, deviations are required in order to
allow the proposed development to cluster two homes within the least sensitive areas of the
project premise and to reduce impacts to Environmentally Sensitive Lands and adjacent
properties. '

The proposed development is consistent with the Peninsula Community Plan’s overall
community goal of maintaining and complementing the existing scale and architectural features
of the surrounding community. The property is located within the La Playa neighborhood which
is described in the Peninsula Community Plan as being characterized by large single-family
homes of various ages and architectural styles including colonial, Spanish, and contemporary
designs. The proposed development will contribute to the neighborhood’s eclectic architectural
character by featuring contemporary designs in a scale which complements the surrounding
community. The Residential Element of the Peninsula Community Plan encourage the sensitive
placement of structures in steeply sloped residential areas to minimize removal of natural
vegetation, grading and landform alteration. Further, the proposed development is proposing a
minimum lot size of 10,141 square feet for each lot which exceeds the required 10,000 square
foot minimum lot size under the Land Development Code.

A deviation is being requested for minimum street frontage for Lots 2, 3 and 4. Proposed Lot 3 is
the location of the existing single family residence that will remain. Lot 1 proposes a minimum
street frontage of 84 feet, and Lots 2, 3 and 4 will not provide any street frontage. This deviation
is warranted primarily due to the unusual physical characteristics of the project premise which
includes the fact that the project premise is irregularly shaped, is located off of a winding street
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(La Crescentia Drive), and contains Environmentally Sensitive Lands in the form of steep
hillsides and sensitive biological habitat. The purpose and intent of the RS Zone is to
accommodate a variety of lot sizes and residential dwelling types that promote neighborhood
quality, character, and livability. It is intended that these zones provide for flexibility in
development regulations that allow reasonable use of property while minimizing adverse impacts
to adjacent properties. Due to the project premise irregular shape, the amount of environmentally
sensitive lands locations within the project premise, the proposed development is clustering some
of buildings to reduce impacts to Environmentally Sensitive Lands and adjacent properties. Due
to the existing topography of the project premise, Lots 2-4 will be accessed via a private
driveway; therefore, these lots will not be able to provide the required minimum street frontage of
65 feet. With Lots 2-4 being accessed via a private drive, these lots will not meet the standard
measurements for setbacks. However, each lot will have vehicular access, via a private driveway,
and provide the minimum lot size of 10,000 square feet, in accordance with the RS-1-4 zone. The
- deviation is necessary to reduce impacts to Environmentally Sensitive Lands.

A deviation is being requested for the rear setback requirement for Lot 1. Lot 1 observes a rear
setback of 6 feet, where the zone requires a minimum setback of 20 feet. This deviation is
warranted primarily due to the unusual physical characteristics of the project premise which
includes the fact that the project premise is irregularly shaped, is located off of a winding street
(La Crescentia Drive), and contains Environmentally Sensitive Lands in the form of steep
hillsides and sensitive biological habitat. It is intended that single family zones provide for
flexibility in development regulations that allow reasonable use of property while minimizing
adverse impacts to adjacent properties. This deviation is necessary to allow for a smaller

- development footprint instead of providing the required 20 foot rear setback. The distance
between the proposed residences on Lot 1 and Lot 2 is 12 feet. These proposed homes are
clustered on the project premise to reduce the overall development footprint. Strict adherence to
the municipal code for the rear setback would increase impacts to Environmentally Sensitive
Lands (steep hillsides and sensitive biological habitat) and potentially increase impacts to the
adjacent neighbors. This deviation is necessary to reduce the overall building area for the
proposed development which reduces impacts to E'nvirdnmentally Sensitive Lands.

A deviation is being requested for side yard retaining wall height along Lot 3, adjacent to the
property line, and the private driveway. The retaining wall regulations allow a maximum wall
height, within side yards, of 6 feet. The proposed development is providing an 8 foot high
retaining wall within the side yard setbacks for Lot 3. The length of the retaining wall that is
proposed to be 8 feet in height is screened to neighboring properties by the existing single family
residence located on proposed Lot 3 and the existing topography of the project premise. The
retaining wall is located near the northern portion of the property line and is necessary to allow
adequate space for the private driveway, between the property line and the existing single family
residence on Lote 3. This deviation is warranted primarily due to the unusual physical
characteristics of the project premise which includes the fact that the project premise is irregularly
shaped, is located off of a winding street (La Crescentia Drive), and contains Environmentally
Sensitive Lands in the form of steep hillsides and sensitive biological habitat. Providing a wider
private driveway would increase the overall project development area and would then increase
impacts to Environmentally Sensitive Lands; therefore, this deviation is requested to reduce
impacts to Environmentally Sensitive Lands.
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Coastal Development Permit - Section 126.0708

A.

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.

There are no existing physical access ways or public views identified on or near the site nor are
any proposed in the Peninsula Community Plan. The proposed development is not located
adjacent to the beach or shoreline and no public views to and along the ocean or other scenic
coastal areas will be impacted. ”

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

Existing Environmentally Sensitive Lands will be to be preserved through recordation of a
covenant of easement on the project premise. While the project premise contains steep hillsides
which will be preserved, the majority of hillsides are manufactured by previous grading.
According to the Environmentally Sensitive Lands Regulations, steep hillsides must contain a
natural gradient, so manufactured slopes are not considered steep hillsides or Environmentally
Sensitive Lands. As such, no steep hillsides will be disturbed. The project premise is located
within the boundaries of the City’s Multiple Species Conservation Plan (MSCP) Subarea.
However, the Multi-Habitat Planning Area (MHPA) of the MSCP is not mapped on the project
premise nor is it adjacent to the project premise. Three vegetation community types were
identified on the project premise: 0.12 acre Non-native Grassland (Tier IIIB); 0.36 acre of
Disturbed habitat (Tier IV) and 0.97 of urban/developed (Tier IV). There are no wetland habitats
on the project premise. Approximately 0.04 acre of Non-native Grassland (Tier IIIB) would be
impacted through implementation of the proposed development. According to the City’s Biology
Guidelines, impacts to Tier IIIB habitat that are less than a' 0.10 acre are not considered
significant and do not require mitigation. The proposed development would not result in any
direct impacts to sensitive biological resources; therefore, the proposed development would not
result in any direct impacts to sensitive biological habitat.

Due to the unusual physical characteristics of the project premise which includes the fact that the
project premise is irregularly shaped, is located off of a winding street (La Crescentia Drive), and
contains Environmentally Sensitive Lands in the form of steep hillsides and sensitive biological
habitat. It is intended that these single family zones provide for flexibility in development
regulations that allow reasonable use of property while minimizing adverse impacts to adjacent
properties. Due to the unique physical characteristics and existence of Environmentally Sensitive
Lands within the project premise, deviations are required in order to allow the proposed
development to cluster two homes within the least sensitive areas of the project premise and to
reduce impacts to Environmentally Sensitive Lands and adjacent properties. The proposed
development proposes a private funding mechanism in the form of a Homeowners Association to
maintain the existing natural slopes and existing trees. Therefore, the proposed development will
be sited and designed to prevent adverse impacts on any adjacent Environmentally Sensitive
Lands.
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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 proposed development is located within the Peninsula Community Plan area. The proposed
use and density are consistent with the Peninsula Community Plan because the property is
designated Single Family Residential with a maximum density of four dwelling units per acre.
Consistent with this land use designation, the project proposes to subdivide two existing lots, one
of which has an existing single-family residence and the other is vacant, into four lots and
construct three new single family residences on its 1.45-acre project premise. The existing house
will remain on its own lot, proposed Lot 3. The proposed development proposes the following lot
sizes: Lot 1 will be 24,088 square feet, Lot 2 will be 10,141 square feet, Lot 3 (containing the
existing residence) will be 15,461 square feet and Lot 4 will be 13,380 square feet. Each
proposed lot size exceeds the required 10,000 square foot minimum lot size under the RS-1-4
Zone and is consistent with the Single Family Residential land use designation in the Peninsula
Community Plan. ' '

The proposed development is consistent with the Peninsula Community Plan’s overall
community goal of maintaining and complementing the existing scale and architectural features
of the surrounding community. The proposed development is located within the La Playa
neighborhood which is described in the Peninsula Community Plan as characterized by large
single-family homes of various ages and architectural styles including colonial, Spanish, and
contemporary designs. The proposed development will contribute to the neighborhood’s eclectic
architectural character by featuring contemporary designs in a scale which complements the
" surrounding community.  Consistent with the surrounding neighborhood, the proposed
development will also include single-family homes which will range between approximately
2,400 to 3,800 square feet which is comparable to the sizes of existing homes within the La Playa
neighborhood. Additionally, height limits and sensitive placement of the buildings will assure
that view corridors are preserved, another key elemient of the Peninsula Community Plan.

The Residential Element of the Peninsula Community Plan encourages the sensitive placement of
structures in steeply sloped residential areas to minimize removal of natural vegetation, grading
and landform alteration. The proposed development accommodates this objective by retaining
natural vegetation through the recordation of a covenant of easement on the project premise and
limiting development to areas which do not contain natural gradient steep slopes which are
governed by the City’s Environmentally Sensitive Lands Regulations. While the property
contains steep topography, the only slopes which will be disturbed are those which are
manufactured by previous grading. According the Environmentally Sensitive Lands Regulations,
manufactured steep hillside slopes are not considered steep hillsides for purposes of the
Environmentally Sensitive Lands Regulations. No encroachment or disturbance is proposed
within the natural gradient steep slopes. As such, no steep hillsides will be disturbed for the
proposed development. The proposed development will create a common area Homeowners
Association which will be responsible for long term maintenance of the open space and slopes,
thereby assuring a perpetual source of funding to maintain the natural slope areas and vegetation.
Therefore, 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.
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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 proposed development is not located between the nearest public road and the sea or shoreline
of any body of water.

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning
Commission, Coastal Development Permit No. 545699 and Site Development Permit No. 545700, is
hereby GRANTED by the Planning Commission to the referenced Owners/Permittees, in the form,
exhibits, terms and conditions as set forth in Permit Nos. 545699 and 545700, a copy of which is attached
hereto and made a part hereof.

Laura C. Black, AICP
Development Project Manager
Development Services

Adopted on: June 19, 2014

Internal Order No. 23430686
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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

SPACE ABOVE THIS LINE FOR RECORDER'S USE
INTERNAL ORDER NUMBER: 23430686

COASTAL DEVELOPMENT PERMIT NO. 545699
SITE DEVELOPMENT PERMIT NO. 545700
POINT LOMA SUMMIT - PROJECT NO. 153840 [MMRP]
PLANNING COMMISSION '

This Coastal Development Permit No. 545699 and Site Development Permit No. 545700 is
granted by the Planning Commission of the City of San Diego to Karen Kapp, Trustee of the
Karen Ann Kapp Trust dated October 24, 1994; Carolyn Kutzke, Trustee of the Carolyn Kutzke
Trust dated January 4, 2000; and Jim Seaman, Trustee of the Shadow Trust dated June 18, 2003,
Owners/Permittees, pursuant to San Diego Municipal Code [SDMC] sections 126.0504 and
126.0708. The 1.45 -acre site is located at 414 La Crescentia Drive in the RS-1-4 Zone, Coastal
Overlay Zone (non-appealable), Coastal Height Limit Overlay Zone, Parking Impact Overlay
Zone (Coastal Impact Area), Federal Aviation Administration Part 77 Noticing Area, within the
Peninsula Community Plan and Local Coastal Program Land Use Plan areas. The project site is
legally described as: Portions of Lot 20 and Lot 21 of Map No. 2091.

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owners/Permittees to subdivide the existing two lots into four single family lots, demolish an
existing detached garage, retain an existing workshop, construct three single family residences
and retain the existing single family residence, for a total of four single family residences on four
legal lots, described and identified by size, dimension, quantity, type, and location on the
approved exhibits [Exhibit "A"] dated June 19, 2014, on file in the Development Services
Department.

The project shall include:
a. Demolition of an existing detached 392 square foot garage on Lot 3, retain the existing

400 square foot workshop on Lot 2, retain the existing single family residence on Lot 3,
and construction of three (3) single family residences on Lots 1, 2 and 4;
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b. A deviation for Lot 2, Lot 3 and Lot 4 for not providing the required street frontage of
20 feet for each lot. The project proposes an 84 foot street frontage for Lot 1 where the
zone requires 20 feet; ‘

c. A deviation for Lot 1 for not providing the required rear setback of 20 feet. The project
proposes a six foot rear setback for Lot 1; '

d. A deviation for Lot 3 for side yard retaining wall height. The project proposes an eight
foot high retaining wall within Lot 3, where the requirement is a maximum height of 6

feet;
e. Landscaping (planting, irrigation and landscape related improvements);
f.  Off-street parking;

g. A roof-mounted photovoltaic system, installed on each new residence, consisting of
solar panels sufficient to generate at least 50 percent of the project’s projected energy
consumption in accordance with Council Policy 900-14;.and

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

STANDARD REQUIREMENTS:

1. This permit must be utilized within thirty-six (36) months after-the date on which all rights
of appeal have expired. If this permit is not utilized in accordance with Chapter 12, Article 6,
Division 1 of the SDMC within the 36 month period, this permit shall be void unless an
Extension of Time has been granted. Any such Extension of Time must meet all SDMC
requirements and applicable guidelines in effect at the time the extension is considered by the
appropriate decision maker. This permit must be utilized by July 3, 2017.

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 Owners/Permittees sign and return 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 otherw1se 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 Owners/Permittees
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 Owners/Permittees
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 Owners/Permittees shall secure all necessary building permits. The Owners/Permittees
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 mamtam the entltlements that are
granted by this Permit. : :

If any condition of this Permit, on a legal challenge by the Owners/Permittees 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 Owners/Permittees shall have the right,
by paying applicable processing fees, to bring a request for a new permit without the "invalid"
conditions(s) back to the discretionary body which approved the Permit for a determination by
that body as to whether all of the findings necessary for the issuance of the proposed permit can
still be made in the absence of the "invalid" condition(s). Such hearing shall be a hearing de
novo, and the discretionary body shall have the absolute right to approve, disapprove, or modify
the proposed permit and the condition(s) contained therein.

10. The Owners/Permittees 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.
The City will promptly notify Owners/Permittees of any claim, action, or proceeding and, if the
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City should fail to cooperate fully in the defense, the Owners/Permittees 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, Owners/Permittees 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 Owners/Permittees 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 Owners/Permittees shall not be
required to pay or perform any settlement unless such settlement is approved by
Owner/Permittee.

ENVIRONMENTAL/MITIGATION REQUIREMENTS:

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

12. The mitigation measures specified in the MMRP and outlined in Mitigated Negative
Declaration No. 153840, shall be noted on the construction plans and specifications under the
heading ENVIRONMENTAL MITIGATION REQUIREMENTS.

13. The Owners/Permittees shall comply with the MMRP as specified in Mitigated Negative
Declaration No. 153840 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 area: :

Paleontological Resources

AFFORDABLE HOUSING REQUIREMENT:

14. Prior to the issuance of any building permits, the Owners/Permittees shall comply with the
affordable housing requirements of the City’s Inclusionary Affordable Housing Regulat1ons
(SDMC § 142.1301 et seq)

AIRPORT REQUIREMENTS:

15. Prior to issuance of a grading permit, the Owners/Permittees shall provide a valid
"Determination of No Hazard to Air Navigation" issued by the Federal Aviation Administration
[FAA]. '
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ENGINEERING REQUIREMENTS:

16. Coastal Development Permit No. 545699 and Site Development Permit No. 545700 shall
comply with the conditions of the final map for the Point Loma Summit Tentative Map No.
760837. ‘

17.- Prior to the issuance of any construction permits, the Owners/Permittees shall enter into a
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City
Engineer.

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

19. Prior to the issuance of any construction permits, the Owners/Permittees shall submit a
Water Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the
guidelines in Appendix E of the City's Storm Water Standards, satisfactory to the City Engineer.

20. The drainage system proposed for this development is private and subj ect to approval by
the City Engineer.

21. All driveways and curb openings shall comply with City Standard Drawings G14B, G-16
and SDG-100.

22. This project proposes to export 2,000 cubic yards of material from the project site. All
export material shall be discharged into a legal disposal site. The approval of this project does
not allow the onsite processing and sale of the export material unless the underlying zone allows
a construction and demolition debris recycling facility with an approved Neighborhood Use
Permit or Conditional Use Permit per LDC Section 141.0620(3).

23.  Prior to foundation inspection, the Owners/Permittees shall submit a building pad
certification signed by a Registered Civil Engineer or a Licensed Land Surveyor, certifying that
the pad elevation based on USGS datum is in accordance with the approved plans. -

24. ' The driveway at La Crescentia Drive shall be constructed in compliance with San Diego
Municipal Code 142.0560(G)(9)(B), to the satisfaction of the City Engineer.

FIRE REQUIREMENT:

25. Prior to issuance of the Certificate of Occupancy, the Owners/Permittees shall install a
Modified National Fire Protection Association (NFPA) 13 Sprinkler system, satlsfactory to the
Fire Chief.
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26. Prior to issuance of the Certificate of Occupancy, the Owners/Permittees shall install three
(3) standpipes, in locations shown on Exhibit “A”, that will provide compliance with fire
regulations under alternate means and measures, satisfactory to the Fire Chief.

GEOLOGY REQUIREMENTS:

27. The Owners/Permittees shall submit a geotechnical investigation report or update letter that
specifically addresses the proposed construction plans. The geotechnical investigation report or
update letter shall be reviewed for adequacy by the Geology Section of the Development
Services Department prior to issuance of any construction permits.

28. The Owners/Permittees shall submit an as-graded geotechnical report prepared in
accordance with the City's "Guidelines for Geotechnical Reports" following completion of the
grading. The as-graded geotechnical report shall be reviewed for adequacy by the Geology
Section of the Development Services Department prior to exoneration of the bond and grading
permit close-out.

LANDSCAPE REQUIREMENTS:

29. Prior to issuance of Grading Permits, the Owners/Permittees shall submit landscape
construction documents for the re-vegetation and hydro-seeding of all disturbed land in
accordance with the Land Development Manual, Landscape Standards and to the satisfaction of
the Development Services Department. All plans shall be in substantial conformance to this
permit (including Environmental MMRP conditions) and Exhibit "A."

30. Prior to issuance of Building Permits, the Owners/Permittees shall submit complete
landscape and irrigation construction documents consistent with the Land Development Manual,
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 Office of the Development Services Department.

31. The Owners/Permittees shall maintain all landscape in a disease, weed and litter free
condition at all times. Severe pruning or "topping" of trees is not permitted. The trees shall be
maintained in a safe manner to allow each tree to grow to its mature height and spread.

32. The Owners/Permittees shall be résponsible for the maintenance of all landscape
improvements in the right-of-way consistent with the Land Development Manual, Landscape
Standards.

33, Prior to issuance of Grading Permits and as per the submitted Biological Assessment
Report for 414 La Crescentia Drive, the Owners/Permittees shall ensure that all existing,
invasive plant species observed on the subject property, including vegetative parts and root
systems, shall be completely removed from the development area of the premises when the
combination of species type, location, and surrounding environmental conditions provides a
means for the species to invade other areas of native plant material that are on or off of the
premises [LDC 142.0403(b)(2)].
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34. Prior to issuance of Grading Permits, the Owners/Permittees shall ensure that all proposed
landscaping, especially landscaping adjacent to native habitat and/or MHPA, shall not include
exotic plant species that may be invasive to native habitats. Invasive plant species documented
in the Biological Assessment Report for 414 La Crescentia Drive, the California Invasive Plant
Council's (Cal-IPC) Invasive Plant Inventory and the prohibited plant species list found in "Table
1" of the Landscape Standards shall not be permitted.

35. Prior to final inspection or occupancy, it shall be the responsibility of the
Owners/Permittees to install all required landscape and obtain all required landscape inspections. -

36. If any required landscape (including existing or new plantings, hardscape, landscape
features, etc.) indicated on the approved construction document plans is damaged or removed
during demolition or construction, the Owners/Permittees is responsible to repair and/or replace
any landscape in kind and equivalent size per the approved documents to the satisfaction of the
Development Services Department within 30 days of damage or prior to final inspection or
occupancy.

PLANNING/DESIGN REQUIREMENTS:

37. Prior to the issuance of building permits, construction documents shall fully illustrate the
incorporation of a roof-mounted photovoltaic system consisting of solar panels sufficient to
generate at least 50 percent of the project’s projected energy consumption, for each new single
family residence, in accordance with Council Policy 900-14.

38. 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 underlymg zone. The cost of
any such survey shall be borne by the Owner/Permittee. : :

39. Prior to the issuance of any construction permits, the Owners/Permittees shall execute and
record a Covenant of Easement which ensures preservation of the Environmentally Sensitive
Lands that are outside the allowable development area on the premises, on Lot 1, Lot 2, Lot 3
and Lot 4, as shown on Exhibit “A” for Steep Hillsides, in accordance with SDMC section
143.0152. The Covenant of Easement shall include a legal description and an illustration of the
premises showing the development area and the Environmentally Sensitive Lands, in portions of
Lot 1, Lot 2, Lot 3 and Lot 4, as shown on Exhibit “A.”

40. Prior to the issuance of any construction permits, the Owners/Permittees shall identify
major trees (8” diameter or larger) and mature vegetation that is to be removed and identify
where it will be replaced on-site consistent with the Exhibit “A”.

41. The existing house to remain on Lot 3, addressed at 414 La Crescentia Drive, has been
identified as potentially historic. Review by Historic Resources staff is required for any-
development on that lot for consistency with the U.S. Secretary of the Interior’s Standards and
the Historic Resources Regulations. |
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42,  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.

TRANSPORTATION REQUIREMENTS:

43. Prior to the issuance of any construction permit, the Owners/Permittees shall provide a
Joint Use Driveway/Mutual Access Agreement between all affected properties, satisfactory to
the City Engineer.

44, LOT 1 CONDITION: A minimum of four (4) off-street parking spaces [with four (4) off-
street parking spaces provided] shall be permanently maintained on Lot 1 to account for the lack
of garage driveway of sufficient length to accommodate additional automobile parking within the
approximate location shown on the project's Exhibit "A". Further, all on-site parking stalls and
aisle widths shall be in compliance with requirements of the City's Land Development Code, and
shall not be converted and/or utilized for any other purpose, unless otherwise authorized in
writing by the City Manager.

45. Lot2 CONDITION: A minimum of two (2) off-street parking spaces [with four (4) off-
street parking spaces provided] shall be permanently maintained on the property within the
approximate location shown on the project's Exhibit "A". Further, all on-site parking stalls and
aisle widths shall be in compliance with requirements of the City's Land Development Code, and
shall not be converted and/or utilized for any other purpose, unless otherwise authorized in
writing by the City Manager.

46. Lot3 CONDITION: A minimum of two (2) off-street parking spaces [with four (4) off-
street parking spaces provided] shall be permanently maintained on the property within the
approximate location shown on the project's Exhibit "A"." Further, all on-site parking stalls and
aisle widths shall be in compliance with requirements of the City's Land Development Code, and
shall not be converted and/or utilized for any other purpose, unless otherwise authorized in
writing by the City Manager.

47. Lot4 CONDITION: A minimum of two (2) off-street parking spaces [with four (4) off-
street parking spaces provided] shall be permanently maintained on the property within the
approximate location shown on the project's Exhibit "A". Further, all on-site parking stalls and
aisle widths shall be in compliance with requirements of the City's Land Development Code, and
shall not be converted and/or utilized for any other purpose, unless otherwise authorized in
writing by the City Manager.

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:

48. Prior to the issuance of any building permits, the Owners/Permittees shall apply for a
plumbing permit for the installation of appropriate private back flow prevention device(s), on
each water service (domestic, fire and irrigation), in a manner satisfactory to the Director of
Public Utilities and the City Engineer.
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49. Prior to the issuance of any building permits, the Owners/Permittees shall assure, by permit
and bond, the design and construction of all public water facilities, including services and
meters, in accordance with established criteria in the most current edition of the City of San
Diego Water Facility Design Guldehnes and City regulations, standards and practices pertaining
thereto. :

50. Prior to the issuance of any building permits, the Owners/Permittees shall assure, by permit
and bond, the design and construction of all public sewer facilities are to be in accordance with
established criteria in the most current City of San Diego sewer design guide.

51. Prior to issuance of any engineering permits, the Owners/Permittees shall provide recorded
Encroachment Maintenance and Removal Agreement (EMRA) for the proposed private sewer
lateral located in the driveway.

52. 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.

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

INFORMATION ONLY:

e The issuance of this discretionary use permit alone does not allow the immediate
commencement or continued operation of the proposed use on site. The operation allowed
by this discretionary use permit may only begin or recommence after all conditions listed
on this permit are fully completed and all required m1n1ster1a1 penmts 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.

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

APPROVED by the Planning Commission of the Clty of San Diego on June 19, 2014, and
Resolution No. PC-XXXX
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Coastal Development Permit No. 545699
Site Development Permit No. 545700
June 19, 2014

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES
DEPARTMENT

Laura C. Black, AICP
Development Project Manager

NOTE: Notary acknowledgment
must be attached per Civil Code
section 1189 et seq.
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The undersigned Owners/Permittees, by execution hereof, agrees to each and every condition
of this Permit and promises to perform each and every obligation of Owners/Permittees
hereunder.

Karen Kapp
Owner/Permittee

By
Trustee, Karen Ann Kapp Trust

Carolyn Kutzke
Owner/Permittee

By

Trustee, Carolyn Kutzke Trust

Jim Seaman
Owner/Permittee

By

Trustee, Shadow Trust

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1189 et seq.
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PLANNING COMMISSION
RESOLUTION NUMBER PC-

VESTING TENTATIVE PARCEL MAP NO. 760837,
POINT LOMA SUMMIT - PROJECT NO. 153840[MMRP]

WHEREAS, Karen Kapp, Trustee of the Karen Ann Kapp Trust dated October 24, 1994;
Carolyn Kutzke, Trustee of the Carolyn Kutzke Trust dated January 4, 2000; and Jim Seaman,
Trustee of the Shadow Trust datéd June 18, 2003, Subdividers, and REC Consultants Inc,
Engineer, submitted an application to the City of San Diego for a vesting tentative parcel map
(Vesting Tentative Parcel Map No. 760837) for the subdivision of the existing two lots into four
lots, demolition of an existing detached garage, construction of three single family residences
and retention of the existing single family resid'ence, for a total of four single family residences
on four legal lots (Point Loma Summit). The project site is located at 414 I:a Crescentia Drive in
the RS-1-4 Zone, Coastal Overlay Zone (non-appealable), Coastal Height Limit Overlay Zone,
Parking Impact Overlay Zone (Coastal Impact Area), Federal Aviation Administration Part 77
Noticing Area, within the Peninsula Community Plan and chal Coastal Program Land Use Plan

areas. The property is legally described as Portions of Lot 20 and Lot21 of Map No. 2091; and

WHEREAS, the Map proposes the Subdivision of a 1.45-ite into 4 lots for residential

- development (4 residential lots); and

WHEREAS, the project complies with the requirements of a preliminary soils and/or
geological reconnaissance report pursuant to Subdivision Map Act sections 66490 and 66491(b)-

(f) and San Diego Municipal Code section 144.0220; and

WHEREAS, on June 19, 2014, the Planning Commission of the City of San Diego

considered Vesting Tentative Parcel Map No. 760837, and pursuant to San Diego Municipal
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Code section 125.0440 and Subdivision Map Act section 66428, received for its consideration
written and oral presentations, evidence having been submitted, and testimony having been heard
from all interested parties at the public hearing, and the Planning Commission having fully

considered the matter and being fully advised concerning the same; NOW THEREFORE,

BE IT RESOLVED by the Planning Commission of the City of San Diego, that it adopts

the folllowing findings with respect to Vesting Tentative Parcel Map No. 760837:

1. The proposed subdivision and its design or improvement are consistent with
the policies, goals, and objectives of the applicable land use plan (San Diego
Municipal Code § 125.0440(a) and Subdivision Map Action §§ 66473.5, 66474(a),
and 66474(b)).

The proposed development is located within the Peninsula Community Plan area. The
proposed use and density are consistent with the Peninsula Community Plan because the
property is designated Single Family Residential with a maximum density of four
dwelling units per acre. Consistent with this land use designation, the project proposes to
subdivide two existing lots, one of which has an existing single-family residence and the
other is vacant, into four lots and construct three new single family residences on its 1.45-
acre project premise. The existing house will remain on its own lot, proposed Lot 3. The
development proposes the following lot sizes: Lot 1 will be 24,088 square feet, Lot 2 will
be 10,141 square feet, Lot 3 (containing the existing residence) will be 15,461 square feet
and Lot 4 will be 13,380 square feet, Each proposed lot size exceeds the required 10,000
square foot minimum lot size under the RS-1-4 Zone and is consistent with the Single
Family Residential land use designation in the Peninsula Community Plan.

The proposed development is consistent with the Peninsula Community Plan’s overall
community goal of maintaining and complementing the existing scale and architectural
features of the surrounding community. The proposed development is located within the
La ‘Playa neighborhood which is described in the Peninsula Community Plan as
characterized by large single-family homes of various ages and architectural styles
including colonial, Spanish, and contemporary designs. The proposed development will
contribute to the neighborhood’s eclectic architectural character by featuring
contemporary designs in a scale which complements the surrounding community.
Consistent with the surrounding neighborhood, the proposed development will also
include single-family homes which will range between approximately 2,400 to 3,800
square feet which is comparable to the sizes of existing homes within the La Playa
neighborhood. Additionally, height limits and sensitive placement of the buildings will
minimize any potential view impacts, another key element of the Peninsula Community
Plan.
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The Residential Flement of the Peninsula Community Plan encourages the sensitive
placement of structures in steeply sloped residential areas to minimize removal of natural
vegetation, grading and landform alteration. The proposed development accommodates
this objective by retaining natural vegetation through the recordation of a conservation
easement on the project premise and limiting development to areas which do not contain
natural gradient steep slopes which are governed by the City’s Environmentally Sensitive
Lands Regulations. While the property contains steep topography, the only slopes which
will be disturbed are those which are manufactured by previous grading. According to
the Environmentally Sensitive Lands Regulations, manufactured steep hillside slopes are
not considered steep hillsides for purposes of the Environmentally Sensitive Lands
Regulations. No encroachment or disturbance is proposed within the natural gradient
steep slopes. As such, no steep hillsides will be disturbed for the proposed development.
The proposed development will create a common area Homeowners Association which
will be responsible for long term maintenance of the open space and slopes, thereby
assuring a perpetual source of funding to maintain the natural slope areas and vegetation.
Therefore, the proposed development is consistent with the policies, goals, and objectives
of the applicable land use plan (San Diego Municipal Code § 125.0440(a) and
Subdivision Map Action §§ 66473.5, 66474(a), and 66474(b)).

2. The proposed subdivision complies with the applicable zoning and
development regulations of the Land Development Code, including any allowable
deviations pursuant to the land development code.

The proposed development complies with the relevant regulations of the Land
Development Code. Conditions of approval require compliance with all relevant
regulations of the City of San Diego effective for this site and incorporated into Coastal
Development Permit No. 545699, Site Development Permit No. 545700, and Vesting
Tentative Map No. 760837. .

The proposed development proposes a total of three (3) deviations from the Land
Development Code. These deviations are warranted primarily due to the unusual physical
characteristics of the project premise which includes the fact that the project premise is
irregularly shaped, is located off of a winding street (La Crescentia Drive), and contains
Environmentally Sensitive Lands in the form of steep hillsides and sensitive biological
habitat. The purpose and intent of the RS Zone is to accommodate a variety of lot sizes
and residential dwelling types that promote neighborhood quality, character, and
livability. It is intended that these zones provide for flexibility in development regulations
that allow reasonable use of property while minimizing adverse impacts to adjacent
properties. Due to the unique physical characteristics and existence of environmentally
sensitive lands within the project premise, deviations are required in order to allow the
proposed development to cluster two homes within the least sensitive areas of the project
premise and to reduce impacts to Environmentally Sensitive Lands and adjacent '
properties.

The proposed development is consistent with the Peninsula Community Plan’s overall

community goal of maintaining and complementing the existing scale and architectural
features of the surrounding community. The property is located within the La Playa
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neighborhood which is described in the Peninsula Community Plan as being
characterized by large single-family homes of various ages and architectural styles
including colonial, Spanish, and contemporary designs. The proposed development will
contribute to the neighborhood’s eclectic architectural character by featuring
contemporary designs in a scale which complements the surrounding community. The
Residential Element of the Peninsula Community Plan encourage the sensitive placement
of structures in steeply sloped residential areas to minimize removal of natural
vegetation, grading and landform alteration. Further, the proposed development is
proposing a minimum lot size of 10,141 square feet for each lot which exceeds the
required 10,000 square foot minimum lot size under the Land Development Code.

A deviation is being requested for minimum street frontage for Lots 2, 3 and 4. Proposed
Lot 3 is the location of the existing single family residence that will remain. Lot 1
proposes a minimum street frontage of 84 feet, and Lots 2, 3 and 4 will not provide any
street frontage. This deviation is warranted primarily due to the unusual physical
characteristics of the project premise which includes the fact that the project premise is
irregularly shaped, is located off of a winding street (La Crescentia Drive), and contains
Environmentally Sensitive Lands in the form of steep hillsides and sensitive biological
habitat. The purpose and intent of the RS Zone is to accommodate a variety of lot sizes
and residential dwelling types that promote neighborhood quality, character, and
livability. It is intended that these zones provide for flexibility in development regulations
that allow reasonable use of property while minimizing adverse impacts to adjacent
properties. Due to the project premise irregular shape, the amount of environmentally
sensitive lands locations within the project premise, the proposed development is
clustering some of buildings to reduce impacts to Environmentally Sensitive Lands and
adjacent properties. Due to the existing topography of the project premise, Lots 2-4 will
be accessed via a private driveway; therefore, these lots will not be able to provide the
required minimum street frontage of 65 feet. With Lots 2-4 being accessed via a private
drive, these lots will not meet the standard measurements for setbacks.- However, each
lot will have vehicular access, via a private driveway, and provide the minimum lot size
of 10,000 square feet, in accordance with the RS-1-4 zone. The deviation is necessary to
reduce impacts to Environmentally Sensitive Lands.

A deviation is being requested for the rear setback requirement for Lot 1. Lot 1 observes
arear setback of 6 feet, where the zone requires a minimum setback of 20 feet. This
deviation is warranted primarily due to the unusual physical characteristics of the project
premise which includes the fact that the project premise is irregularly shaped, is located
off of a winding street (La Crescentia Drive), and contains Environmentally Sensitive
Lands in the form of steep hillsides and sensitive biological habitat. It is intended that
single family zones provide for flexibility in development regulations that allow
reasonable use of property while minimizing adverse impacts to adjacent properties. This
deviation is necessary to allow for a smaller development footprint instead of providing
the required 20 foot rear setback. The distance between the proposed residences on Lot 1
and Lot 2 is 12 feet. These proposed homes are clustered on the project premise to
reduce the overall development footprint. Strict adherence to the municipal code for the
rear setback would increase impacts to Environmentally Sensitive Lands (steep hillsides .
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and sensitive biological habitat) and potentially increase impacts to the adjacent
neighbors. This deviation is necessary to reduce the overall building area for the proposed
development which reduces impacts to Environmentally Sensitive Lands.

A deviation is being requested for side yard retaining wall height along Lot 3, adjacent to
the property line, and the private driveway. The retaining wall regulations allow a
maximum wall height, within side yards, of 6 feet. The proposed development is
providing an 8 foot high retaining wall within the side yard setbacks for Lot 3. The
length of the retaining wall that is proposed to be 8 feet in height is screened to
neighboring properties by the existing single family residence located on proposed Lot 3
and the existing topography of the project premise. The retaining wall is located near the
northern portion of the property line and is necessary to allow adequate space for the
private driveway, between the property line and the existing single family residence on
Lot 3. This deviation is warranted primarily due to the unusual physical characteristics of
the project premise which includes the fact that the project premise is irregularly shaped,
is located off of a winding street (La Crescentia Drive), and contains Environmentally
Sensitive Lands in the form of steep hillsides and sensitive biological habitat. Providing a
wider private driveway would increase the overall project development area and would
then increase impacts to Environmentally Sensitive Lands; therefore, this deviation is
requested to reduce impacts to Environmentally Sensitive Lands.

Therefore, the proposed subdivision complies with the applicable zéning and
development regulations of the Land Development Code.

3. The site is physically suitable for the type and density of development (San
Diego Municipal Code § 125.0440(c) and Subdivision Map Act §§ 66474(c) and
66474(d)). '

The project premise is physically suitable for the design and siting of the proposed
development and the development will result in minimal disturbance to environmentally
sensitive lands because the proposed development will retain natural vegetation through
the recordation of a covenant of easement on the project premise and limit disturbance to
areas which do not contain environmentally sensitive lands, by clustering two of the
proposed residences. While the project premise contains steep hillsides, the proposed
development will be limited to areas of slopes that were manufactured by previous
grading. According the City’s Environmentally Sensitive Lands Regulations, steep
hillsides are those with a natural gradient. Manufactured slopes are not considered steep
hillsides, and therefore not Environmentally Sensitive Lands. As such, the proposed
residential buildings are designed and sited with no disturbance to steep hillsides, which
is physically suitable for the type and density for the proposed development. Due to the
unusual physical characteristics of the project premise which includes the fact that the
project premise is irregularly shaped, is located off of a winding street (La Crescentia
Drive), and contains Environmentally Sensitive Lands in the form of steep hillsides and
sensitive biological habitat., the proposed development is clustering two of the residences
to reduce impacts to Environmentally Sensitive Lands and adjacent properties.

-PAGE 5 OF 9-



ATTACHMENT Q 2
Attachment 7

The project premise is located within the boundaries of the City’s Multiple Species
Conservation Plan (MSCP) Subarea. However, the Multi-Habitat Planning Area (MHPA)
of the MSCP is not mapped on the project premise nor is it adjacent to the project
premise. Three vegetation community types were identified on the project premise: 0.12
acre Non-native Grassland (Tier ITIB); 0.36 acre of Disturbed habitat (Tier IV) and 0.97
of urban/developed (Tier IV). There are no wetland habitats on the project premise.
Approximately 0.04 acre of Non-native Grassland (Tier I1IB) would be impacted through
implementation of the proposed development. According to the City’s Biology
Guidelines, impacts to Tier IIIB habitat that are less than a 0.10 acre are not considered
significant and do not require mitigation; therefore, the proposed development would not
result in any direct impacts to sensitive biological habitat. The proposed development
will establish a private funding mechanism in the form of a Homeowners Association and
covenant of easement to maintain the existing natural slopes and existing trees.

The proposed development is located within the Peninsula Community Plan area. The
proposed use and density are consistent with the Peninsula Community Plan because the
property is designated Single Family Residential with a maximum density of four
dwelling units per acre. Consistent with this land use designation, the project proposes to
subdivide two existing lots, one of which has an existing single-family residence and the
other is vacant, into four lots and construct three new single family residences on its 1.45-
acre project premise. The existing house will remain on its own lot, proposed Lot 3. The
development proposes the following lot sizes: Lot 1 will be 24,088 square feet, Lot 2 will
be 10,141 square feet, Lot 3 (containing the existing residence) will be 15,461 square feet
and Lot 4 will be 13,380 square feet. Each proposed lot size exceeds the required 10,000
square foot minimum lot size under the RS-1-4 Zone and is consistent with the Single
Family Residential land use designation in the Peninsula Community Plan. Therefore,
the project premise is physically suitable for the type and density of development (San
Diego Municipal Code § 125.0440(c) and Subd1v1s1on Map Act §§ 66474(0) and
66474(d)).

4. The design of the subdivision or the proposed improvements is not likely to
cause substantial environmental damage or substantially and avoidably injure fish
or wildlife or their habitat (San Diego Municipal Code § 125. 0440(d) and
Subdivision Map Act § 66474(¢)).

The proposed development will not cause substantial environmental damage or
substantially and avoidable injure fish or wildlife in their habitat. Pursuant to the
California Environmental Quality Act (CEQA), the applicant prepared a Mitigated
Negative Declaration (MND) which identifies mitigation measures to address potentially
significant impacts to Biological Resources, Water Quality, Air Quality, and Noise.

The project premise is located within the boundaries of the City’s Multiple Species
Conservation Plan (MSCP) Subarea. However, the Multi-Habitat Planning Area (MHPA)
of the MSCP is not mapped on the project premise nor is it adjacent to the project
premise. Three vegetation community types were identified on the project premise: 0.12
acre Non-native Grassland (Tier ITIB); 0.36 acre of Disturbed habitat (Tier IV) and 0.97
of urban/developed (Tier IV). There are no wetland habitats on the project premise.
Approximately 0.04 acre of Non-native Grassland (Tier IIIB) would be impacted through
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implementation of the proposed development. According to the City’s Biology
Guidelines, impacts to Tier IIIB habitat that are less than a 0.10 acre are not considered
significant and do not require mitigation. The proposed development would not result in
any direct impacts to sensitive biological habitat. All potentially significant impacts will
‘be mitigated to a level less than significant through implementation of the Mitigation and
Monitoring Reporting Program (MMRP). Therefore, the design of the subdivision will
not cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat (San Diego Municipal Code § 125.0440(d) and Subdivision Map
Act § 66474(e)).

S, The design of the subdivision or the type of improvements will not be
detrimental to the public health, safety, and welfare (San Diego Municipal Code §
125.0440(e) and Subdivision Map Act § 66474(f)).

Conditions of approval require compliance with all relevant regulations of the City of San
Diego effective for this site and incorporated into Coastal Development Permit No.
545699, Site Development Permit No. 545700, and Vesting Tentative Map No. 760837.
Such conditions have been determined to be necessary to avoid adverse impacts upon the
health, safety and general welfare of persons residing or working in the surrounding area.
Further, the project includes mitigation measures to offset potential impacts to the
environment in the areas of Biological Resources, Water Quality, Air Quality, and Noise
as described in the MND. In addition, the proposed development will be required to
obtain Building Permits to show that all construction will comply with all applicable
Building and Fire Code requirements. In terms of fire hazards, the proposed development
will be required to provide three (3) stand pipes within the proposed development and
installation of a Modified National Fire Protection Association (NFPA) 13 Sprinkler
system in each new residence. Therefore, the proposed development will not be
detrimental to the public health, safety, and welfare. '

6. The design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through or use of property
within the proposed subdivision (San Diego Municipal Code § 125.0440(f) and
Subdivision Map Act § 66474(g)).

There are no existing or proposed rights of way or easements Ipéated within the proposed
development and none are proposed.

7. The design of the proposed subdivision provides, to the extent feasible, for
future passive or natural heating and cooling opportunities (San Diego Municipal
Code § 125.0440(g) and Subdivision Map Act § 66473.1).

The subdivision has been designed to take advantage of its coastal location and coastal
breeze by sensitive placement of buildings, including clustering two of the proposed
residences, operable windows and viewing decks. The proposed subdivision of a 1.45
acre parcel into four (4) lots for residential development will not impede or inhibit any
future passive or natural heating and cooling opportunities. The design of the subdivision
has taken into account the best use of the land to minimize grading and preserving
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Environmentally Sensitive Lands. Therefore, the design of the proposed development
provides, to the extent feasible, for future passive or natural heating and cooling
opportunities.

8. The decision maker has considered the effects of the proposed subdivision on
the housing needs of the region and that those needs are balanced against the needs
for public services and the available fiscal and environmental resources (San Diego
Municipal Code § 125.0440(h) and Subdivision Map Act § 66412.3).

The proposed development will contribute to the new inventory housing needs of the
community by adding three new single family residences to the community. The
proposed development is the subdivision of a 1.45 acre parcel into four (4) lots for

- residential development, where one single family residence exists. Balanced needs for
public facilities were taken into consideration with the development of the Peninsula
Community Plan and the projected build-out with the applied zone designations. The
subdivision of this parcel into four residential lots is consistent with what was anticipated
in the community plan. The Peninsula community is a fully built community with a
variety of public services. Nevertheless, public services including open space, parks and
affordable housing will be enhanced through the payment of impact fees for this
proposed development. The decision maker has reviewed the administrative record
including the project plans, environmental documentation and heard public testimony to
determine the effects of the proposed subdivision on the housing needs of the region and;
that those needs are balanced against the needs for public services and the available fiscal
and environmental resources and found that the addition of two residential lots for private
development, for three new single family residences, is consistent with the housing needs
anticipated for the Peninsula Community Planning area.

The above findings are supported by the minutes, maps, and exhibits, _all of which are

herein incorporated by reference.
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BE IT FURTHER RESOLVED, that based on the Findings hereinbefore adopted by the
Planning Commission, Vesting Tentative Parcel Map No. 760837, hereby granted to Karen
Kapp, Trustee of the Karén Ann Kapp Trust dated October 24, 1994; Carolyn Kutzke, Trustee of
the Carolyn Kutzke Trust dated January 4, 2000; and Jim Seaman, Trustee of the Shadow Trust
dated June 18, 2003, subject to the attached conditions which are made a part of this resolution

by this reference.

By

Laura C. Black, AICP
Development Project Manager
Development Services Department

ATTACHMENT: Tentative Parcel Map Conditions

Internal Order No. 23430686
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: PLANNING COMMISSION
CONDITIONS FOR VESTING TENTATIVE PARCEL MAP NO. 760837
POINT LOMA SUMMIT - PROJECT NO. 153840 [MMRP]

ADOPTED BY RESOLUTION NO. PC- ONJUNE 19, 2014

GENERAL
1. This Vesting Tentative Parcel Map will expire July 3, 2017.

2. Compliance with all of the following conditions shall be completed and/or
assured, to the satisfaction of the City Engineer, prior to the recordatlon of the
Parcel Map, unless otherwise noted.

3. Prior to the recordation of the Parcel Map, taxes must be paid on this property
pursuant to Subdivision Map Act section 66492. To satisfy this condition, a tax
certificate stating that there are no unpaid lien conditions against the subdivision
must be recorded in the Office of the San Diego County Recorder.

4. The Parcel Map shall conform to the provisions of Coastal Development Permit
No. 545699 and Site Development Permit No. 545700.

5. The Subdividers shall defend, indemnify, and hold the City (including its agents,
officers, and employees [together, “Indemnified Parties”]) harmless from any
claim, action, or proceeding, against the City and/or any Indemnified Parties to
attack, set aside, void, or annul City’s approval of this project, which action is
brought within the time period provided for in Government Code section
66499.37. City shall promptly notify Subdividers of any claim, action, or
proceeding and shall cooperate fully in the defense. If City fails to promptly
notify Subdividers of any claim, action, or proceeding, or if City fails to cooperate
fully in the defense, Subdividers shall not thereafter be responsible to defend,
indemnify, or hold City and/or any Indemnified Parties harmless. City may
participate in the defense of any claim, action, or proceeding if City both bears its
own attorney’s fees and costs, City defends the action in good faith, and
Subdividers is not required to pay or perform any settlement unless such
settlement is approved by the Subdividers.

Project No. 153840
VTPM No. 760837
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AIRPORT
6. Prior to recordation of the Parcel Map, the Subdividers shall provide a valid
“Determination of No Hazard to Air Navigation” issued by the Federal Aviation
Administration [FAA].
ENGINEERING
7. The subdivider shall underground existing and/or proposed public utility systems

and service facilities in accordance with the San Diego Municipal Code.

8. The Subdividers shall underground any new service run to any new or proposed
structures within the subdivision.

9. The Subdividers shall ensure that all existing onsite utilities serving the
subdivision shall be undergrounded with the appropriate permits. The
Subdividers shall provide written confirmation from applicable utilities that the
conversion has taken place, or provide other means to assure the undergrounding,
satisfactory to the City Engineer.

10. Conformance with the “General Conditions for Tentative Subdivision Maps,”
filed in the Office of the City Clerk under Document No. 767688 on May 7, 1980,
is required. Only those exceptions to the General Conditions which are shown on
the Vesting Tentative Parcel Map and covered in these special conditions will be
authorized. All public improvements and incidental facilities shall be designed in
accordance with criteria established in the Street Design Manual, filed with the
City Clerk as Document No. RR-297376.

MAPPING

11. “Basis of Bearings” means the source of uniform orientation of all measured
bearings shown on the map. Unless otherwise approved, this source shall be the
California Coordinate System, Zone 6, North American Datum of 1983
[NAD 8&3].

12. “California Coordinate System” means the coordinate system as defined in
Section 8801 through 8819 of the California Public Resources Code. The
specified zone for San Diego County is “Zone 6,” and the official datum is the
“North American Datum of 1983.”

13.  The Parcel Map shall:

a. Use the California Coordinate System for its “Basis of Bearing” and
express all measured and calculated bearing values in terms of said

Project No. 153840
VTPM No. 760837
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system. The angle of grid divergence from a true median (theta or
mapping angle) and the north point of said map shall appear on each sheet
thereof. Establishment of said Basis of Bearings may be by use of existing
Horizontal Control stations or astronomic observations.

Show two measured ties from the boundary of the map to existing
Horizontal Control stations having California Coordinate values of Third
Order accuracy or better. These tie lines to the existing control shall be
shown in relation to the California Coordinate System (i.e., grid bearings
and grid distances). All other distances shown on the map are to be shown
as ground distances. A combined factor for conversion of grid-to-ground
distances shall be shown on the map.

14.  Prior to the issuance of a grading permit, the Subdividers shall submit a
geotechnical report prepared in accordance with the City of San Diego’s
“Guidelines for Geotechnical Reports,” satisfactory to the City Engineer.

PLANNING

15.  Prior to the recordation of the Parcel Map, the Subdividers shall. execute and
record a Covenant of Easement which ensures preservation of the
Environmentally Sensitive Lands that are outside the allowable development area
on the premises as shown on Exhibit “A”, in accordance with San Diego
Municipal Code section 143.0152. The Covenant of Easement shall include a
legal description and an illustration of the premises showing the development area
and the Environmentally Sensitive Lands that will be preserved as shown on
Exhibit “A.” : ‘

INFORMATION:

The approval of this Tentative Parcel Map by the Planning Commission of

the City of San Diego does not authorize the Subdividers to violate any

Federal, State, or City laws, ordinances, regulations, or policies including
but not limited to, the Federal Endangered Species Act of 1973 and any
amendments thereto (16 USC § 1531 et seq.).

If the Subdividers makes any request for new water and sewer facilities
(including services, fire hydrants, and laterals), the Subdividers shall
design and construct such facilities in accordance with established criteria
in the most current editions of the City of San Diego water and sewer
design guides and City regulations, standards and practices pertaining

Project No. 153840
VTPM No. 760837
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thereto. Off-site improvements may be required to provide adequate and
acceptable levels of service and will be determined at final engineering.

. Subsequent applications related to this Vesting Tentative Parcel Map will
be subject to fees and charges based on the rate and calculation method in
effect at the time of payment.

. Any party on whom fees, dedications, reservations, or other exactions
have been imposed as conditions of approval of the Vesting Tentative
Parcel Map, may protest the imposition within ninety days of the approval
of this Vesting Tentative Parcel Map by filing a written protest with the
- San Diego City Clerk pursuant to Government Code sections 66020 and/or
66021. '

. Where in the course of development of private property, public facilities
are damaged or removed, the Subdividers shall at no cost to the City,
obtain the required permits for work in the public right-of-way, and repair
or replace the public facility to the satisfaction of the City Engineer (San
Diego Municipal Code § 142.0607.

Internal Order No. 23430686

Project No. 153840

VTPM No. 760837
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RESOLUTION NUMBER PC-XXXX
POINT LOMA SUMMIT - PROJECT NO. 153840 [MMRP]
ADOPTED ON June 19, 2014

WHEREAS, on April 24, 2009, Karen Kapp, ATrustee of the Karen Ann Kapp Trust dated
October 24, 1994; Carolyn Kutzke, Trustee of the Carolyn Kutzke Trust dated January 4, 2000;
and Jim Seaman, Trustee of the Shadow Trust dated June 18, 2003, Owners/Permittees,
submitted an application to Development Services Department for a Coastal Development
Permit No. 545699, Site Development Permit No. 545700, and Vesting Tentative Map No.
760837, for the Point Loma Summit (Project); and |
| WHEREAS, the matter was set for Public Hearing to be conducted by the Planning
Commission of the City of San Diego; and |

" WHEREAS, the iseue was heard by the Planning Commission on June 19, 2014; and

WHEREAS, the Planning Commission considered the issues discussed in Mitigation
Negative Declaration No. 153840 (Declaration) prepared for this PI’OJ ect NOW THEREF ORE,

BE IT RESOLVED, by the Planmng Commission that it is cemﬁed that the Declaration
has been completed in compliance with the California Environmental Quahty 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.
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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 signiﬁéant effect on the environment, and therefore, that said Declaration
is hereby-adopted.

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
ilnpléﬁe11t 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.

Laura C. Black, ACIP, Development Project Manager

ATTACHMENT: Exhibit A, Mitigation Monitoring and Reporting Program
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EXHIBIT A
MITIGATION MONITORING AND REPORTING PROGRAM

COASTAL DEVELOPMENT PERMIT NO. 545699
SITE DEVELOPMENT PERMIT NO. 545700

PROJECT NO. 153840

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.
153840 shall be made conditions of Coastal Development Permit No. 545699 and Site
Development Permit-No. 545700 as may be further described below.

MITIGATION, MONITORING AND REPORTING PROGRAM (MMRP):

A. GENERAL REQUIREMENTS - PART I Plan Check Phase (prlor to permit
issuance)

1. Prior to the issnance 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 1ncorporated into the des1 gn

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:

hitp://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
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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)

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 staff from MITIGATION MONITORING COORDINATION
(MMC). Attendees must also include the Permit holder’s Representative(s), Job
Site Superintendent and the following consultants: Qualified paleontologist
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, applicant t
is also required to call RE and MMC at 858-627-3360

MMRP COMPLIANCE: This Project, Project Tracking System (PTS) Number
153840 and/or Environmental Document Number 153840, shall conform to the
mitigation requirements contained in the associated Environméntal 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. '

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
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include copies of permits, letters of resolution or other documentation issued by
the responsible agency: Not Applicable

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.

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 Letters Prior to Preconstruction Meeting .
General Con_su’ltant Construction Monitoring Prior to or at Précoﬁstmctién Meetihg
Exhibits
Paleontology Paleontology Reports Paleontology Site Observation
Bond Release Request for Bond Release Letter Final MMRP Inspections Prior to Bond Release Letter

C. SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS

PALEONTOLOGICAL RESQURCES

In order to avoid significant paleontological resources impacts, the following mitigation
measures shall be implemented by the project applicant. Compliance with the mitigation
measures shall be the responsibility of the applicant.”

L. 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
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preconstruction meeting, whichever is applicable, the Assistant Deputy
Director (ADD) Environmental designee shall verify that the requirements
for Paleontological Monitoring have been noted on the appropriate
construction documents.
B. 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 (PI) for the
project and the names of all persons involved in the paleontological
monitoring program, as defined in the City of San Diego Paleontology

Guidelines.

2. MMC will provide a letter to the applicant confirming the qualifications of
the PI and all persons involved in the paleontological monitoring of the
project.

3. Prior to the start of work, the applicant shall obtain 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 PI shall provide verification to MMC that a site specific records

search has been completed. Verification includes, but is not limited to a
copy of a confirmation letter from San Diego Natural History Museum,
other institution or, if the search was in-house, a letter of verification from
the PI 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.

B. PI Shall Attend Precon Meetings

1. Prior to beginning any work that requires monitoring; the Apphcant shall
arrange a Precon Meeting that shall include the PI, Construction Manager
(CM) and/or Grading Contractor Resident Engmeer (RE), Building
Inspector (BI), if appropriate, and MMC. The qualified paleontologist
shall attend any grading/excavation related Precon Meetings to make
comments and/or suggestions concerning the Paleontological Monitoring
program with the Construction Manager and/or Grading Contractor.

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

2. Identify Areas to be Monitored
Prior to the start of any work that requires monitoring, the PI shall submit
a Paleontological Monitoring Exhibit (PME) based on the appropriate
construction documents (reduced to 11x17) to MMC identifying the areas
to be monitored including the delincation of grading/excavation limits.
The PME shall be based on the results of a site specific records search as
well as information regarding existing known soil conditions (native or
formation).
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When Monitoring Will Occur

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

b. The PI 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 conditions such as depth of excavation and/or site graded
to bedrock, presence or absence of fossil resources, etc., which
may reduce or increase the potential for resources to be present.

III.  During Construction
A. Monitor Shall be Present During Grading/Excavation/Trenching

1.

The monitor shall be present full-time during
grading/excavation/trenching activities as identified on the PME that could
result in impacts to formations with high and moderate resource ’
sensitivity. The Construction Manager is responsible for notifying the
RE, PI, 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 PME.

The PI may submit a detailed letter to MMC during constructmn
requesting a modification to the monitoring program when a field
condition such as trenching activities that do not encounter formational
soils as previously assumed, and/or when unique/unusual fossils are
encountered, which may reduce or increase the potential for resources to
be present.

The 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 Paleontological Monitor shall direct the
contractor to temporarily divert trenching activities in the area of
discovery and immediately notify the RE or BI, as appropriate.

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

The PI 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.

C. Determination of Significance

1.

The PI shall evaluate the significance of the resource.

a. The PI shall immediately notify MMC by phone to discuss
significance determination and shall also submit a letter to MMC
indicating whether additional mitigation is required. The
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determination of significance for fossil discoveries shall be at the
discretion of the PL

b. If the resource is significant, the PI shall submit a Paleontological
Recovery Program (PRP) 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.

C. If resource is not significant (e.g., small pieces of broken common
shell fragments or other scattered common fossils) the PI shall
notify the RE, or BI as appropriate, that a non-significant discovery
has been made. The Paleontologist shall continue to monitor the
area without notification to MMC unless a significant resource is
encountered.

d. The PI shall submit a letter to MMC indicating that fossil resources
will be collected, curated, and documented in the Final Monitoring
Report. The letter shall also indicate that no further work is
required.

IV.  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 PI shall record the
information on the CSVR and submit to MMC via fax by 8AM on
the next business day.

b. Discoveries - All discoveries shall be processed and documented
" using the existing procedures detaﬂed in Sect1ons I - Durlng
Construction.
C. Potentially Significant Discoveries - If the PI determines that a

potentially significant discovery has been made, the procedures
detailed under Section III - During Construction shall be followed.
d. The PI shall immediately contact MMC, or by 8AM on the next
business day to report and discuss the findings as indicated in
, Section ITI-B, unless other specific arrangements have been made.
B. If night work becomes necessary during the course of construction
L. The Construction Manager shall notify the RE, or B, as appropriate, a
minimum of 24 hours before the work is to begin.
2. The RE, or B, as appropriate, shall notify MMC immediately.
C. All other procedures described above shall apply, as appropriate.

V. Post Construction
A. Preparation and Submittal of Draft Monitoring Report
1. The PI shall submit two copies of the Draft Monitoring Report (even if

negative), prepared in accordance with the Paleontological Guidelines
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which describes the results, analysis, and conclusions of all phases of the

Paleontological Monitoring Program (with appropriate graphics) to MMC

for review and approval within 90 days following the completion of

monitoring,

a. For significant paleontological resources encountered during
monitoring, the Paleontological Recovery Program shall be
included in the Draft Monitoring Report.

b. Recording Sites with the San Diego Natural History Museum
The PI shall be responsible for recording (on the appropriate
forms) any significant or potentially significant fossil resources
encountered during the Paleontological Monitoring Program in
accordance with the City’s Paleontological Guidelines, and
submittal of such forms to the San Diego Natural History Museum
with the Final Monitoring Report.

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

3. The PI shall submit revised Draft Monitoring Report to MMC for
approval.

4. MMC shall provide written verification to the PI of the approved report.

5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft
Monitoring Report submittals and approvals

B. Handling of Fossil Remains

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

2. The PI shall be responsible for ensuring that all fossil remains are
analyzed to identify function and chronology as they relate to the geologic
history of the area; that faunal material is identified as to species; and that
specialty studies are completed, as. appropnate

C. Curation of fossil remains: Deed of Gift and Acceptance Verification

1. The PI shall be responsible for ensuring that all fossil remains associated
with the monitoring for this project are permanently curated with an
appropna‘[e institution.

2. The PI shall include the Acceptance Venﬁcatlon from the curation

institution in the Final Monitoring Report submitted to the RE or Bl and
MMC. . .

D. Final Monitoring Report(s)

1.

The PI shall submit two copies of the Final Monitoring Report to MMC
(even if negative), within 90 days after notification from MMC that the
draft report has been approved.

The RE shall, in no case, issue the Notice of Completion 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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LEGAL DESCAIPTION:
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GENERAL NOTES:

OWNER LANDSCAPE  ARCHITECTIIRE
THE FOLLOWING GENERAL NOTEB ARE PROVIDED BY THE PROJEGT LANDSGAPE ARCHITECT 3250 McCALL STREET
TO GIVE DIREGTIONS TO THE CONTRACTOR.

POINT LOMA SUMMIT e
1 VERIFY THAT THESE PLANS ARE N (0K XIOGH00K « PHORE
CURRENT AND APPROVED,

CAROLYN KUTZER - GONTAGT
2 THE CONTRACTCR SHALL OBTAMN ALL NECESSARY ANDIOR REQUIRED PERMITS AKD SAN D ] E G O CA
PAY ALL RELATED FEES AHD/OR TAXES REQUIRED TO INSTALL THE WORK O THESE 5
PLANS.

. e ‘u IRED BY THESTATE LANDSCAPE ARCHITECT
WHIGH THE WORK TAKES PLAGE. ERVIRONS
L TE EHALL NOTEY 0 4808 STATESTREET )
BEGINNING THE WORK AND SHALL BE RESPONSIBLE FOR COORDINATING WITH THE SAN DIEGD, CA BI04 03.44.2008
‘OWNER, PROJECT LANDSCAPE ARCHITECT, BOVERNING AGENCIES AND OTHER (549)232-7007 - PHONE e
TRADES. (619)232-7008 - FAX
5. THECONTRACTOR SHALL NOTIFY THE PROJECT LANDSCAPE ARCHITECT IMMEDIATELY L AN DS C APE P L AN S BY . Yent@oavirans.u - EMANL e
OF ANY WITHIN '
PLANS PRICR TOBEGINHING THE WORK, ANY WORK ITIATED WITHOUT NGTIFICATION KERT PIEKARCZYR - CORTACT e
AND VERIFICATION WILL BE REJECTED, REMOVED & REPLAGED AT CONTRACTOR'S o
EXPENSE, 06
5. UNTPRICES FOR ALL IMPROVEMENTS SHALL BE ESTABLISHED AS APART OF THE E N V I R o N S CIVIL ENGINEER
CONTRAGT WITH THE PROEGT OWNER AND PRIOR TO BEGINNING WORK, 0
ACCOMMODATE ADDITIONS ANDIORDELETIONS OF MATERIALS ANDIOR LABCR. RES: CONSULTANTS, INC.
2442 SECOND AVENUE
7. THELANDSCAPE HALL BE LE PARTY u
‘THE AGCEPTABLILITY OF PLANT MATERIAL, IRRIGATION LETENESS LANDSCAPE ARCHITECTURE SN DIEGO, CA 9210
HD THE CUALITYA ALLOTHER ASPECTS GF WORK . . (6191232.9200 - PHONE:
THESE PLANS FOR THE P EQUAL" BRUCE RORERTSON - CONTACT
B MADE OKLY Y THE LANDSCAPE ARGHITEGT. , 3070
& PROJECY LANDSCAPE ARCHITECT SHALL B NOTIFIED NOLESS THAN 48 HOURS IN 1909 State Street
RT AND ANY .
MEETINGS, THESTART OF San Diego, CA 92101 E
voice 619 . 232 , 7007 L
s L cLue: . fax 619 . 232 .7008 SHEET INDEX: =
:3\, Kﬁmmmmu SOILAMENDING SEETNUNBER  SHEET i
C. LANDSCAPE CONSTRUGTION HEE L= %
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F. PLANTING AND/ OR HYDROSEEDING
G. PREMANTENANCE 5 PLANTING PLAN
H. POST MAINTENANCE (FRAL INGPECTION
i d 18 PLANTING CALCULATIOHS
L NOTE: LANDSCAPE" SHALL REFER TO ALL [MPROVEMENTS WITHIN THIS SET OF
DOCUMENTS THAT HAVE BEEN DESISNED BY THIS OFFICE,
", BY LA DURING ANY PHASE OF
DCES NOT RELEVE THEIR PRIMARY
RESPONSIBILITY TO PERFORM ALL WORK IN ACCORDANCE WITH THE PLANS, W
SPECIFGATIONS, AND GOVERNING CODES. g
2 AL LANDSCAPE AREAS FOR . ?3: ©
AMNINUMOF (30) DAYS AFFER WRITTEN APPROVAL OF ALL ASPECTS OF INSTALLATION =22
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kS LANDSCAPE. 5 % =~
ARE CALLED FOR ANDIY (S FOUND THAT A M
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WILL AHOURLY BASIS, PLUS , AT THE THERY } g L5
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NOR DOE: AND ISHOT PACIFIC. DCEAN E<ga
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& g s ESTIHG STRUCTURE.
2 i 70 BE REMOVED
DOWNDRATH *
smscumu e
0P OF Guftn)

:

RETAWING
WAL

THE POINT LOMA SUMMIT PROJECT IS LOCATED WITHIN THE SOUTH FAGING COASTAL BLUFFS NEAR THE TIP
OF POINT LOMA. THE SITI EUCALYPTUS,
SYCAMORE, VIBURNUM, PITTOSPORUM AND PEPPER TREES. THE DESIGN INTENT IS TO BUILD UPON THE
EXISTING TREES AND PLANT MASSINGS, CREATING A "SEAMLESS" BLENDING FOR THE PROPOSED NEW
STRUGTURES INTO THE EXISTING LANDSCAPE. THE EXISTING TREES ARE TO REMAIN WITH MINIMAL LACING
/AND CLEAN UP AND ALL THAT IS NOT AFFECTED WILL BE
PROTECTED IN PLACE. ADIACENT TO THE NEW STRUCTURES, REGIONALLY APPROPRIATE
'ADOITIONALPLANTING WILL BLEND INTO THE SITE. THE SITE WiLL BE UTILIZED FOR RESIDENTIAL ACTIVITIES .

AALL THE EXJSTING TREES AND UNDERSTORY PLANTING ARE TO REMAIN, KEEPING WITH THE SURROUNDING
'AREA AND THE POINT LOMA COASTAL BLUFFS COMMUNITY, THESE TREES WILL BE PRESERVED AS THE
STREET TREES

EXISTING 2-STORY SIN
~=o, FAMLY RESIDENCE
T REMAN (FFe=28517) Vi

- I

i ESTING SINELE-
STORY SIRUCTURE.
21D, REMAIN)

NOTE:
. ALLOW THE ATION OF THE STREET THIS
SECTION N  TREES MAY o PROPERTY WITHIN 10 FEET OF
THE PROPERTY LINE.
PLANT PALETTE: EXISTING PLANT MATERIAL ON SITE
SYMBOL BOTANICAL NAME SIZE(S)
EXISTING PALNS (5uch As)
% SHRUBPALM ASNOTED
TRACHYCARPUS FORTUNE! WINDMILL FAN PALM EXISTING OR AS NOTED
EXISTING TREES (Such As)
PLATANUS RACEMOSA CALIFORNIA SYCAMORE EXISTING ORAS KOTED
e MULTITRUNK TREE EXISTING TREE. EXISTING OR AS NOTED
EXISTNG TREE EXISTING TREE EXISTING OR AS NOTED
(STREET TREE)
ACACASPP ACACIASPP EXISTING OR AS NOTED
@ EUCALYPTUS EUCALYPTUS SPP. EXISTING OR AS NOTED
(STREET TREE)
Q SCHINUS MOLLE ASNOTED
VIBURNUM SUSPENSUM SANDANIWA VIBURNUM EXISTING OR ASNOTED
T ATUM EXISTING OR AS NOTED
(STREET TREE)
EXISTING SHRUBS (Such As)
PARNEY! EXISTING OR AS NOTED
(D PITIOSPORUMTOBIRA TOBIRA EXISTING ORAS NOTED
® ALOEATTENUATA FOXTAN AGAVE EXISTING DR AS NOTED
SHRUB MASSINGS: (Such As)
Q HEDERA CANARIENSIS ALGERIAN VY EXISTING OR AS NOTED
m PLANTING MASS UNDER 24" IN HEIGHT EXISTING OR AS NOTED
PLANTING MASS OVER 24" IN HEIGHT EXISTING OR AS NOTED
N EXISTING LANDSCAPE TO REMAN EXISTING OR ASNOTED

EXISTHG GARAGE
70.BE REMOVED

EXISTING ROCK WALL
EXISTING PLANTER

70 DE MEUOVED 1o fearuov
EXISTING PLANIER ~
70, BE RENOVED.,

EDGE OF EXSTING:
T PATIENT
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el
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53

~,~.~. o

DETAIL A, THIS SHEET

& AN,

2 ot B

« %'; Wil\:

10T 1.4 Aﬁ ;
MULT s

SYMBOL BOTANICAL NAVE COMMON NAVE SIZE(S) QY HEIGHT & SPREAD
TREES:
PLATANUS RACEMOSA CALIFORNIA SYCAMORE 24°BOX 4 WX
FPINUS CANARIENSIS CCANARY ISLAND PINE 24° BOX. 1" 60'x 25
(ORNAMENTAL TREES:
2 BOX 3 2%x28
SHRUBS:
0] DIETES VEGETA FORTNIGHT ULY 5GAL 10 Ix3
(0] RHAPIOLEPSIS INDICAMAJESTIC BEAUTY  HEDGE L SGAL 55 425
® +  METROSIDEROS C. ‘'SPRINGFIRE" NA 15GAL. 9 Fxd
o PITTOSPORUM TOBIRA TOBIRA 5GAL 5 5x6
GROUND COVERS.
LONICERA J. HALLIANA' HALLS HONEYSUCKLE 16AL@21"0C 23x7
v, MEADOW (SUCH AS)
A SESLERIA CAERULEA BLUE MOOR GRASS 1 GAL @ VARIES 233
CCAREX SPECIES SEDG!
UHLENBERGIA CAPILLARIS'REGAL MIST  REGAL MIST DEER GRASS
“ESCHSCHOLZIA CALIFORNICA CALIFORNIA POPPY
LUPINUS SPECIES LUPIE
ACHILLEA MILLEFOUUM YARROW

~

: NOTES:
0

ALLLEVEL PLANTING AREAS WILL RECEIVE 2° MINIMUI LAYER OF
'SHREDDED FIR BARK MULCH

ALL PLANTED AREAS WILL BE WATERED WITH PERMANENT BELOW
GRADE FULLY AUTOMATED IRRIGATION SYSTEMS. THESE SYSTEMS
WILL BE CONTROLLED BY DUAL PROGRAM ELECTRONIG TIME CLOCKS,
REMOTE CONTROL VALVES, AND A RAIN SHUT-OFF DEVICE. WATERING
TIMES FOR ALL SYSTEMS WILL GRADUALLY DECREASE AFTER THE
PPLANT ESTABLISHMENT PERIOD.

LOW PRECIPITATION RATE HEADS WILL BE UTILIZED FOR MAXIMUM
POPUP T !
WALKWAYS
BYSTEMS WILL BE INSTALLED AS SOON AS POSSIBLE AFTER
CONSTRUCTION AND PRIOR TO PLACEMENT OF PLANT MATERIAL.

. THESE
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ARCHITECTURE
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AL
HARDSCAPE POSSIBLE ALL

THAN 5 TO
RECEIVE D

enr
10

ADJACENT ALL PARALLEL TO THE IMPROVEMENT AND A MINIMUM OF &'
'BEYOND THE TRUNK OF THE TREE IN ALL DIRECTIONS.

ATHOROUGH SOILS ANALYSIS BY A GUALIFIED AGRONOMIST WILL
INFLUENCE FINAL PLANT SELECTION, SOIL AMENDMENTS, IRRIGATION

AND USE. AND FUTURE PRACTICES.

THE INITIAL BE SUFFICEENT 0
INSURE THAT ALL NOTES AND SPECIFICATIONS ARE MET. THIS
INCLUDES REMOVAL OF NOXIOUS WEEDS, PLANT REPLACEMENT WHERE
NECESSARY, INSECT AND DISEASE CONTROL, AND CONTINUED
FERTILIZATION.

ALLLANDSCAPE AND IRRIGATION SHAL. COMPLY VATH THE CITY OF SAN
DIEGOS L CODE, LN ATIONS; THE
LAND DEVELOPMENT MANUAL, LANDSCAPE STANDARDS; AND OTHER
CITY REGIONAL STANDARDS.

MAINTENANCE: ALL REQUIRED LANDSCAPE AREAS SHALL BE
MANTAINED BY THE OWNER THE LANDSCAPE AREAS SHALL BE
MAINTAINED IN A FREE OF DEBRIS AND LITTER AND ALL PLANT MATERIAL
‘SHALL BE MAINTAINED IN A HEALTHY GROWING CONDITION, DISEASED
(OR DEAD PLANT MATERIAL SHALL BE SATISFACTORILY TREATED OR
REPLACED PER THE PERMIT CONDITIONS.

AL GRADED, DISTURBED, OR ERODED AREAS THAT WILL NOT BE
SHALL BE

INTABLE
142-04F AND IN WITH THE SAN DIEGO
MUNICIPAL CODE, SECTION 142 0411. ALL REQUIRED VEGETATION AND
EROSION CONTROL SHALL BE COMPLETED WITHIN 80 CALENDAR DAYS
OF THE COMPLETION OF GRADING OR DISTURBANCE.

MINIMUM TREE SEPARATION DISTANCE

IMPROVEMENT / MIMIMUM DISTANCE TO STREET TREE:

TRAFFIC SIGNALS (STOP SIGN) - 20 FEET

ul
A

INDERGROUND UTILITY LINES - 5 FEET
\BOVE GROUND UTILITY STRUCTURES - 10 FEET

DRIVEWAYS (ENTRIES) - 10 FEET

st

RETAINING WALL- PER CIVIL
LANS

INES OF

- 25 FEET
EWER LINES- 10 FEET

FICUS PUMILA- CREEPING FIG
(1GAL@E 0C)

(ESPALLIER) ..—%

TOP OF ROOTBALL-
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PER SPECIFICATIONS
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E
SIS %
NW?‘“

CONCEPT
PLANTING PLAN
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LANDSCAPE  ARCHITECTURE
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LANDSCAPE CALCULATIONS

CITY OF SAN DIEGO

SUMMARY OF LANDSCAPE CALCULATIONS LANDSCAPE CALCULATIONS LEGEND
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SLORPE ANALYSIS FOR:
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APN 532—-420--09
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ey paeat
SUBDIVISION EDUNDMY/ —_—————e
YENTATIVE RAF BOUND;
25y
EXSTING CONTOURS. e =
25%+ SLOPES _____-_-—_’_:l‘
cr v e e e
R [P 1958
0 REVAN
LAATS OF EXSTING
DISTURBANCE. 37300
7eos

15 Crescantia DATM\7S6-T:

SCALE: 1"= 20°
o fo af #
X OF SIFE
285%
st
1248 REMAINING AREA

APN 532—481-03

E305¢ SQ FT (145 AC)

17 Stocp ORO737dwy_9/7/3012 100857 A pov

TOTAL SITE AREA

EXISTHG HOUSE

BENCH MARK:

SOUTHWEST HRASS PLUG AT
INTER:

TED:  NOVEM:

FLANS PREFPARED BY:

REC CONSULTANTS, RiC,

2447 SECOND AVERLIE
CALIFORNIA 82101

TEL: {518) 2329200

fx

Clvil Engineering: Environmetal

DATE:  8/10/10
DRAWN:  LRO
CHKD:

J0B NO: 738
REVISIONS:

573012 — RF

POINT LOMA

VICINITY MAP

SLOPE ANALYSIS FOR:
POINT LOMA SUMMIT

PACIFIC ODEAN

|
]

SHEET ND.

13 0F 13

-
G

0 INFNHOYILY




ATTACHMENT 0 2 ATTACHMENT 1 1
Mail Processing Center Aeronautical Study No.
Federal Aviation Administration 2014-AWP-1972-OF
Southwest Regional Office
Obstruction Evaluation Group
2601 Meacham Boulevard
Fort Worth, TX 76193

Issued Date: 05/20/2014

Robert Furey

Pointe Loma Summit

REC Consultants Inc

2442 2nd Ave

San Diego, CA 92106

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C,,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Building Custom Homes
Location: San Diego, CA

Latitude: 32-42-37.93N NAD 83
Longitude: 117-14-35.63W

Heights: 300 feet site elevation (SE)

30 feet above ground level (AGL)
330 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does exceed obstruction standards but would not be a hazard
to air navigation provided the following condition(s), if any, is(are) met:

It is required that FAA Form 7460-2, Notice of Actual Construct1on or Altera’uon be e-filed any time the
project is abandoned or: :

At least 10 days prior to start of construction (7460-2, Part 1) _
__ X Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

See attachment for additional condition(s) or information.
Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed and maintained in accordance

with FAA Advisory circular 70/7460-1 K Change 2.

The structure considered under this study lies in proximity to an airport and occupants may be subjected to
noise from aircraft operating to and from the airport.

This determination expires on 11/20/2015 unless:

(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual
Construction or Alteration, is received by this office.

Page 1 of 6
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(b) extended, revised, or terminated by the issuing ofﬁceAWACHMENT 02 ATTACHMENT 1 1

() the construction is subject to the licensing authority of the Federal Communications Commission )
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION

OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates , heights,
frequency(ies) and power . Any changes in coordinates , heights, and frequencies or use of greater power will
void this determination. Any future construction or alteration , including increase to heights, power, or the
addition of other transmitters, requires separate notice to the FAA.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the

FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

Any failure or malfunction that lasts more than thirty (30) minutes and affects a top light or flashing obstruction
light, regardless of its position, should be reported immediately to (877) 487-6867 so a Notice to Airmen
(NOTAM) can be issued. As soon as the normal operation is restored, notify the same number.

If we can be of further assistance, please contact our office at (310) 725-6557. On any future correspondence
concerning this matter, please refer to Aeronautical Study Number _20-1_4—AWP-1 972-0E. '

Signature Control No: 211951500-218580022 (EBO)
Karen McDonald
Specialist

Attachment(s)
Additional Information
Case Description
Map(s)

Page 2 of 6



ATTACHMENT 0 2
Additional information for ASN 2014-AWP-1972-OE ATTACHMENT 1 1

THIS AIRSPACE DETERMINATION IS ISSUED FOR ONE HOME AT THE EFILED COORDINATES,
SITE ELEVATION, AND ABOVE GROUND LEVEL HEIGHTS, BY THE SPONSOR.

Page 3 of 6



Case Description for ASN 20@1@%@%5? 1(;1«:0 2: '
ase Description for - e ATTACHMENT 1 1

Custom Homes

Page 4 of 6



ATTACHMENT U =
Verified Map for ASN 2014-AWP-1972-OE ATTACHMENT 1 1.
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ATTACHMENT 02
Sectional Map for ASN 2014-AWP-1972-OE ATTACH

MENT 1 1
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ATTACHMENT 0 2

ATTACHMENT 1.2

Development Services - Community Planning
= San Dicgo, CAS20T Committee
e Sy S B |  Distribution Form Part 1
Project Name: Project Number: Distribution Date:
Point Loma Summit 153840
Project Scope/Location: '

PENINSULA JO#43-0686. (PROCESS 4) *SUSTAINABLE EXPEDITE* CDP, SDP for ESL & Deviations, VTM to create 4
parcels fromone existing 1.43 acre site 1o construct 3 SFR's {1 ex to remain) at 414 La Crescentia Dr in the RS-1-4 Zone within
the Peninsula Com Plan, Coastal (non-appealable), Coastal Ht Limit,Parking Impact.FAA Part 77 Council Dist 2, Notice Cards=1,

Applicant Name: Applicant Phone Nambex:

Robert Furey (619) 232-9200 f

Project Manrager: Phone Number: Fax Number: E-mail Address:
Laura C. Black (619) 236-5327 | (619)446-5245 | |plack@sandiego.gov

Project Issues (To be completed by Community Planning Committee for initial review):

THE ComMui ITY  pwfS yeRY concecped
ABouT FIRE SAFE Ty AW THE A8y i
pE THE FreE—GELACTIMENT —TO-Acegss 7 E—
LITE QUWEN THE NATHEE OF 7itE [RoAD
70 THE S(TE - DENSITY wWAS Aeso AN
|$SuwE., ANVND, THE REQUEST FoR VARIDA g

DN E LA Fropts g;@?u T Do e JEUELORER
covess Buiel pHAT THEY wAVTED WAS
N ACOROTABLE , B P JEVELOFELS MELD VO
wml& i) MAKIE THE R PROTECTS Fir THE
(e, Mol TRy 7o /l/lﬂr{ié THE S(FrE F(T

’(”%*EL(E/ P{&DS’Ea

Attach Additional Pages If Necessary. Please return to;
Project Management Division
City of San Diego
Development Services Department
1222 First Avenue, MS 302
San Diego, CA 92101

Printed on recycled paper. Visit our web site at www.sandiego.gov/development-services.

Upon request, this information is available in alternative formats for persons with disabilities.

(01-12)
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ATTACHMENT 1 »

Derelopment Sepsces Community Planning
Sun Dice CA ST - Committee
T Snn S Distribution Form Part 2
Project Name: Project Number: Distribution Date:
Point Loma Summit 153840

Project Scope/Location:

PENINSULA JO#43-0686. (FROCESS 4) *SUSTAINABLE EXPEDITE* CDP, SDP for ESL & Deviations, VTM to create 4
parcels from cne existing 1.43 acre site to construct 3 SFR's (1 ex to remain) at 414 La Crescentia Dr in the RS-1-4 Zone within
the Peninsula Com Plan, Coastal (non-appealabie), Coastal Ht Limit, Parking Impact.FAA Part 77 Councll Dist 2. Notice

Cards=1.
Applicant Name: Applicant Phone Number:
Robert Furey (619) 232-8200
Project Manager: Phone Number: | Fax Number: E-mail Address:

Laura C. Black ' {619} 236-6327 | (619) 446-5245 Iblack@sandiego.gov
Comumittee Recommendations (Te be completed for Initial Review):
T vote to Approve Members Yes | Members No | Members Abstain

UL SRS S - . —
3 Vote to Approve Membexs Yes | Members No | Members Abstain
~ With Conditicns Listed Below
[T vote to Approve’ Members Yes | Members No | Members Abstain
'With Non-Binding Recommendations Listed Below . '

E\Vote to Deny Members Yes | Members No Members Abstain .

) y i o A S
{1 No Action (Please spec;xfy, e.g., Need further mformatwn, Split vote, Laek of 0 Continued
quorum, ete.)

CONDITTONS:
wavE: /2 @@‘@' PAGE. TILE: - )4y @2
SIGNATURE: M M f@( 2 DATE: @ &z

Attach Additional Pages If Ng‘{s)sam:

Please return {o:

Project Management Division
City of San Diego

Development Services Department
1222 First Avenue, MS 302

San Diego, CA 92101

Printed on recycled paper, Visit our web site at www.sandiego.gov/development-services.

Upon request, this information is available in alternative formats for persons with disabilities.

01-12)



ATTACHMENT 0 2 | |
, ATTACHMENT 1 3

City of San Diego ‘
Deyeiopment Selses Ownership Disclosure

San Diego, CA 92101
. (6?09) 445-5000 Statement

Approval Type: Check appropriate box for type of approval (s) requested: [ Neighborhood Use Permit [ Coastal Development Permit

r Neighborhood Development Permit X site Development Permit- r Planned Development Permit I Conditional Use Permit
7 variance X Tentative Map [ Vesting Tentative Map rMap Waiver [ Land Use Plan Amendment » [ Other

Project No. For City Use Only

/PO\’\J’I \ﬂo\rmq 5u\mm17 /53 g4

Project Address:

9y (A Crg scenns DRIVE  SD Gziof

Part | - To be completed.when property is held by _lndi\lidqél(s)

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application for 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 against the property. Please list
below the owner(s) and tenant(s) (if applicable) of the above referenced property. The list must include the names-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
individuals who own the property). A signature is required of at least one of the property owners. Aftach additional pages if needed. A signature
from the Assistant Executive Director of the San Diego Redevelopment Agency shall be required for all project parcels for which a Disposition and
Development Agreement (DDA) has been approved / executed by the City Council. 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 2 delay in the hearing process.

Additional pages attached [ Yes [f No

Name, oimdtwduai typ %ﬂt ‘ Name of Individual ty prmt):
{ AROLYN T2l Larerl 12, 71}
!—\710 ner ég nanj/lessee r_Redeve'lopmentAgency {“{ZOWner }—‘TenanULessee " Redevelopment Agency
StreetAddréss \ . 2 SteetAddress: | {4
e D .c.%a!( o 92lbb 3250 M@(ﬁ@i} =t
ity/State Dy, ity/State/Zip: o
(912230228, 7 S &\a ( M//oé (L9 223-0%20
PhoneNo/ g [ / Fax No Phone No: '_ Fax Nd

Oy WJ >3 -21-0%. L9 S50~ 3>

i

(
Signaturg . _-* / f 7 Date: Signatage : }/ Date:
, I : \/< Vm 3 -20 " O<t>/

Name of | d'!vi [ (t)ijAE print): Nj'ame of Individual (type or print):

S{t:ﬁress Te%“ S :e Rﬁagﬁpmeﬁ/&y ;:ezv,:ndjres:-_-—:Tenant/[_?sse.e i Rmeve{,opmem e
A‘%/Z'p ‘D/ (4 QZ (‘97 IState/Z] . . |
57'2?9 2240009 ;/9 2246537

Pho Q Fax o X/ "Phone No: Fax No:
>E - ) 114@ = '_O
Sigfdtuﬂ;}"’ ()W /D'ate ngnature Date:

A

th disabilities.

Upon request this |nformation is available in altematlve formatst for persons wi
DS-318 (5-05)
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Attachment 14

DEVELOPMENT SERVICES
Project Chronology
Point Loma Summit — Project No. 153840
City Review | Applicant
Date Action Description Time Response
(Working (Working
Days) Days)
04/24/2009 | First Submittal Project Deemed Complete
05/21/2009 | First Assessment Letter 19 days
09/03/2009 | Second Submittal 72 days
Second Assessment -
09/22/2009 I etter 12 days
01/22/2010 | Third Submittal 79 days
02/17/2010 | Third Assessment Letter 17 days
03/02/2011 | Fourth Submittal 256 days
03/16/2011 | Fourth Assessment Letter 10 days
(reduced project to 3 lots total
07/28/2011 | Fifth Submittal -1 existing, 2 new residences 93 days
proposed)
08/10/2011 | Fifth Assessment Letter 9 days
09/28/2011 | Sixth Submittal 34 days
10/05/2011 | Sixth Assessment Letter 5 days
(project redesign — proposed
. project back to original 4 lot ‘
07/02/2012 | Seventh Submittal configuration, 1 existing and 3 180 days
‘ new residences proposed)
Seventh Assessment
23d
08/06/2012 I etter ays
09/21/2012 | Eighth Submittal 33 days
10/10/2012 | Eighth Assessment Letter 13 days
11/06/2012 | Ninth Submittal 19 days
11/23/2012 | Ninth Assessment Letter | Reviews Complete 12 days
11/20/2012 Environmental

Determination - MND
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TR KA “ ATTACHMENT 15

THE City oF SAN DiEGo

DATE OF NOTICE: June 5,2014

NOTICE OF PUBLIC HEARING
PLANNING COMMISSION

DATE OF HEARING: June 19, 2014
TIME OF HEARING: 9:00 A.M. '
LOCATION OF HEARING: Council Chambers, 12th Floor, City Administration Building,

202 C Street, San Diego, California 92101

PROJECT TYPE: Coastal Development Permit, Site Development Permit,
Vesting Tentative Parcel Map, and Mitigated Negative
Declaration - PROCESS FOUR

PROJECT NUMBER: 153840
PROJECT NAME: POINT LOMA SUMMIT
APPLICANT: Rob Furey, REC Consultants

COMMUNITY PLAN AREA: Peninsula
COUNCIL DISTRICT: District Two

CITY PROJECT MANAGER:  Laura C. Black, AICP, Deveiop‘fhent Prbject Manager
PHONE NUMBER/E-MAIL: (619) 236.6327 / Iblack@sandiego.gov

As a property owner, tenant or person who has requested notice, you should know that the Planning
Commission will hold a public hearing to approve, conditionally approve, or deny an application to
subdivide two existing lots into four lots and construct three (3) single family residences and retain the
existing single family residence, for a total of four (4) single family residences on four (4) lots. Lot 1
proposes to be 24,088 square feet and would construct a multi-level, 2,620 square foot residence. Lot 2
proposes to be 10,141 square feet and would construct a multi-level, 3,179 square foot residence and
retain the existing 400 square foot workshop. Lot 3 is proposed to be 15,461 square feet and will
retain the 2,425 square foot single family residence, but demolish the existing 392 square foot detached
garage. Lot 4 is proposed to be 13,380 square feet and would construct a two-story, 3,883 square foot
residence. The project proposes deviations from development regulations which include rear setback,
street frontage and retaining wall height. The 1.45 acre project site is located at 414 La Crescentia
Drive in the RS-1-4 Zone, Coastal Overlay Zone (non-appealable), Coastal Height Limit Overlay
Zone, Parking Impact Overlay Zone (Coastal Impact Area), Federal Aviation Administration Part 77



ATTACHMENT 0 2
ATTACHMENT 15

Noticing Area, and within the Peninsula Community Plan Area and Local Coastal Program Land Use
Plan. The project shall integrate sustainable features consistent with council policy 900-14. A
Mitigated Negative Declaration (MND) has been prepared in accordance with California
Environmental Quality Act (CEQA) State Guidelines. This application was filed on April 24, 2009.

The decision of the Planning Commission is final unless the project is appealed to the City Council. In
order to appeal the decision of the Planning Commission you must be present at the public hearing and
file a speaker slip concerning the application or have expressed interest by writing to the Planning
Commission before the close of the public hearing. Please do not e-mail appeals as they will not be
accepted. See Information Bulletin 505 “Appeal Procedure”, available at
www.sandiego.gov/development-services or in person at the office of the City Clerk, 202 "C" Street,
Second Floor. The appeal must be made within 10 working days of the Planning Commission
decision. If you wish to challenge the City's action on the above proceedings in court, you may be
limited to addressing only those issues you or someone else have raised at the public hearing described
in this notice, or written in correspondence to the City at or before the public hearing.

The final decision by the City of San Diego is not appealable to the California Coastal Commission. If
you want to receive a Notice of Final Action, you must submit a written request to the C1ty Project
Manager listed above.

If you have any questions after reviewing this information, you can contact the City Project Manager.
listed above. ’ '

This information will be made available in alternative formats upon request. To request an agenda in
alternative format or to request a sign language or oral interpreter for the meeting, call Support
Services at (619) 321-3208 at least five working days prior to the meeting to insure availability.
Assistive Listening Devices (ALD's) are also available for the meeting upon request.

Internal Order Number: 23430686



