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AGENDA
LA MESA PLANNING COMMISSION

Wednesday, August 3, 2016 7:00 PM
La Mesa City Hall Council Chambers, 8130 Allison Avenue, La Mesa

Please note: The Planning Commission Meeting will begin immediately following the Joint Special Meeting
of the Environmental Sustainability Commission and La Mesa Planning Commission.

1. Call Meeting to Order

2. Public Comments (non-agenda items)

Note: In accordance with State Law, an item not scheduled on the Agenda may be brought forward
by the general public for discussion; however, the Commission will not be able to take any action at
this meeting. If appropriate, the item will be referred to staff or placed on a future agenda.

3. HEARINGS

a. Special Permit SP 16-07 (Houska) — Consideration of a Special Permit to allow
outdoor dining for a new restaurant at 8401 La Mesa Boulevard in the CD-D
(Downtown Commercial / Urban Design Overlay) zone.

b. Site Development Plan DAB 16-01(5900 Severin LLC) - Consideration of a new 18-
unit apartment building including two live-work units on a vacant site addressed as
5900 Severin Drive in the CN-G-D (Neighborhood Commercial / Grossmont Specific
Plan Overlay / Urban Design Overlay) zone. The proposed project also includes i) a
request to waive the requirement for a six-foot zone boundary wall and ii) a request for
a parking modification to reduce required parking.

4. BUSINESS
a. Approval of the minutes from the July 6, 2016 Planning Commission meeting.
b. Election of Officers
c. Assignment of next invocation
d. Informational Items

5. Adjournment

Materials related to an item on this agenda submitted to the Planning Commission after distribution of the
agenda packet are available for public inspection in the Community Development Department located at
La Mesa City Hall, 8130 Allison Avenue, La Mesa, California, during normal business hours.

The City of La Mesa encourages the participation of disabled individuals in the services, activities and
programs provided by the City. Individuals with disabilities, who require reasonable accommodation in



order to participate in the Planning Commission meetings, should contact the City's Americans with
Disabilities Act (ADA) Coordinator, Rida Freeman, Human Resources Manager, 48 hours prior to the
meeting at 619.667.1175, fax 619.667.1163, or rfreeman@ci.la-mesa.ca.us.

Hearing assisted devices are available for the hearing impaired. A City staff member is available to
provide these devices upon entry to City Council meetings, commission meetings or public hearings held
in the City Council Chambers. A photo i.d. or signature will be required to secure a device for the meeting.

Citizens who wish to make an audio/visual presentation pertaining to an item at a public meeting of the
City should contact Cheryl Davis at 619.667.1190, no later than 12:00 noon, one business day prior to the
start of the meeting. Advance notification will ensure compatibility with City equipment and allow meeting
presentations to progress smoothly and in a consistent and equitable manner. Please note that all
presentations/digital materials are considered part of the maximum time limit provided to speakers.

NOTICE
OF APPEAL PROCEDURES

Actions taken by the Planning Commission may be appealed to the City Council. If you disagree with any
action of the Commission and wish to file an appeal, you must do so within ten working days of tonight's
meeting. In order to file an appeal, you must submit an appeal letter stating why you disagree with
the Commission's action to the Office of the City Clerk, City Hall, 8130 Allison Avenue along with a
$100.00 appeal fee. If no appeal is filed within this period, the action becomes final.

Once the appeal is filed, the item will be scheduled for the next available City Council meeting. If the item
was previously noticed to the neighborhood, new notices of the City Council meeting will be mailed out
ten days prior to the hearing date. The Council will then hold a public hearing to consider the appeal.
Planning Commission actions involving a General Plan amendment, rezoning, or changes to the Zoning
Ordinance regulations are advisory actions, which will automatically proceed for a hearing before the City
Council. Any questions regarding the appeal process should be directed to either the Office of the City
Clerk at 619.667.1120 or the Community Development Department at 619.667.1177.
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August 3, 2016

SUBJECT: Special Permit SP 16-07 (Houska) — Consideration of a Special

Permit to allow outdoor dining for a restaurant at 8401 La Mesa
Boulevard in the CD-D (Downtown Commercial / Urban Design
Overlay) zone,

ISSUING DEPARTMENT: Community Devalopment

SUMMARY

155Ues: Does the proposed outdoor seating area meet the findings
required for approval of a Special Permit?

Recommendation: Approve Special Permit SP 16-07 subject to the conditions set
forth below (Attachment G),

La Mesa Zoning Ordinance Code Sections:

Section 24,02,050 establishes the findings for approving Special Permits, and
Section 24.06.040.G requires approval of a Special Permit for outdoor seating
areas,

Environmental Review:

This request is categorically exempt from environmental review under the California
Environmantal Quality Act, Class 3 and 31. Class 3 exemptions may be applied to
the permitting of a restaurant not involving the use of significant amounts of
hazardous substances and not exceeding 2,500 square feet in floor area, Class 31
exemptions may be applied to projects involving rehabilitation of potential historical
resources.

BACKGROUND:

A new wood deck for outdoor dining 1s proposed outside an existing one-story building,
formerly the All Things Bright and British att}re located at 8401 La Mesa Boulevard on the
southeast corner of La Mesa Boulevard and 4" Street (Attachment A). Existing pedestrian
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building entrances are accessed from La Mesa Boulevard. Street parking is available along
La Mesa Boulevard and 4" Street (Attachment B). The site has 45 feet of frontage on the
west property line along 4™ Street and 97 feet of frontage on the north propetty line along
La Mesa Boulevard for a total lot size of 3,920 square feet. A tenant improvement building
permit has been issued to improve the 880 square foot building for a new restaurant and
coffee shop. The permit includes replacement doors and windows, which are meant to
reflect the previous use as a gas station.

The subject building is made of concrete block wall and brick, with stucco fagade finish,
windows, doors, and a flat roof. Exterior security lighting is mounted outside the building
entrance. Above the existing front entrance is a hipped style roof canopy. Patrons of the
business previously in this location have historically utilized the existing informal parking
spaces on-site, on-street parking and City parking lots.

The site was originally developed with a service station, with the original building foot print
depicted on Sanborn maps datlng to 1929. In the 1920s, the site was constructed with the
service station, a duplexen 4" Street, an accessory five-car garage behind the duplex, and
a third dwelling on La Mesa Boulevard. As cited in the City of L.a Mesa Historic Resources
Inventory, George Sheldon began development of his property at the corner of 4" Street
and La Mesa Boulevard in 1920. Sheldon was a prominent La Mesan who served as
mayor from 1926 to 1930. The ex13t|ng residential structure at 4725-4729 4" Street, known
as the Sheldon Duplex, is a mission style, one-story stucce duplex with a flat roof,
parapets, and canales featuring a central recessed porch with red tile shed roof (See
Attachments C through F). The project does not include the residential struciures.

According to County Assessor building records, the subject building was builtin 1919. City
records contain additional tenant improvement permits. Improvements and alterations to
the building include: 1) original service station with canopy and marquee sign (1919), 2)
three underground gas storage tanks (1951), 3) removal of service station hoist, island,
and canopy (1964), 4) interior building alterations (1969), 5) heating, air conditioning,
ventilation, and refrigeration permit (1972), 6) roof type awning (1974), 7) and electrical
permit (1978). The previous property owners were: Mattax, Southwestern Investment
Company, Parks and Grables, Teachout, Sheldon, Hurlburt, Alspaugh, Cowdery, and La
Mesa Lighthouse, LLC. The current property owners are Houska, Martinez, Sheets, and
McLaughlin.

According to the State Water Resources Control Board Geotracker, gasoline was released
from existing underground storage tanks in 2003. The [eak was contained and the case
closed as documented by a letter from the Department of Environmental Health confirming
the completion of a site investigation and corrective action for the underground storage
tanks. In 2015, during the Downtown Streetscape Improvement Project, the City of La
Mesa Department of Public Works encountered the three abandeoned underground storage
tanks and fuel-impacted soil beneath the sidewalks adjacent to the subject property. The
Department of Environmental Health notified the property owners and recommended
corrective actions. The property owner, its environmental consultant, City staff, and County
Environmental Health Department staff are proactively working together to resolve this
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issue. Additional monitoring wells will be bored on and near the site with two in the street
and one on site. There is no grading proposed as part of the subject project.

Photographs of existing site conditions are shown on Attachment B. The subject property
is designated by the La Mesa General Plan for "Downtown Commercial" land use. This
land use designation promotes a concentrated blend of pedestrian-oriented shops,
personal services, professional and government offices, cultural activities and residential
uses. The site is within the Downtown Village Specific Plan area, and is zoned Downtown
Commercial/Urban Design Overlay (CD-D) zone. In the Downtown there are businesses
that have either approved sidewalk cafes (in the public right-of-way) or Special Permits
authorizing outdoor seating on private praperty.

The applicant has also applied for a Type 41 alcoholic beverage license, “On-Sale Beer
and Wine for Bona Fide Public Eating Place”, which authorizes the sale of beer and wine
for consumption on or off the premises where sold. The owner(s} must operate and
maintain the licensed premises as a bona fide eating place.

DISCUSS!ION:

As shown on the site plan (Attachment I), the outdoor patio area is proposed to be 800
square feet, accessible from the street frontage and building entrance. The proposed wood
deck patio area is enclosed within a metal guard rail and wood planters. The corners of the
patio area would be partially shaded and screened by proposed ornamental trees.

The proposed restaurant will incorporate themes and design elements reminiscent of the
original Sheldon’s Service Station. The proposed outdoor seating area is considered
reversible and would not reduce the historic value the subject building site may have. The
existing building has been altered over the years including removal of the original service
station island, canopy, and marquee associated with Sheldon’s Service Station. The
interior remodel would respect original elemeants which are now gene. The business name
is Sheldon’s Service Station which pays homage to the original business, and a former
property owner of the subject site and a former Mayor of the City of La Mesa (1926-1930).

The outdoor seating area accommodates 55 seats and provides a range of table and bar
seating for two to ten patrons. Proposed outdoor lighting is screened and shielded in the
proposed wood planter areas. Two outdoor fire pits are proposed and accommodate
seating for five patrons at each fire pit tabletop. Amplified music and performance
entertainment is not proposed in the patio area and a condition has been included. The
subject business is proposed to be open daily at 7:00am and close at 8:00pm from Monday
through Thursday, 10:00pm from Friday through Saturday, and 6:00pm on Sundays.
Anticipated peak business hours may be between 8:00am through 9:00am and 3:00pm,
the lunch hour between 11:30am and 1:00pm, and through 5:00pm daily.

Noise .

The subject site is located in the Downtown area across the street from other existing
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established husinesses. There are existing residences at the edge of the Downtown Village
area to the north, east and south. The proposed outdoor seating area is located at the
corner of La Mesa Boulevard and 4" Street in the Downtown Commercial area with public
parking available along the street. The proposed outdoor seating area is located along La
Mesa Boulevard, a local collector street. The nearest residence is adjacent on the subject
property at 4725 4™ Street and is separated by building walls. The subject use is required
to comply with the City of La Mesa Noise Ordinance, which reduces the potential for
incidental noise from the business activities on adjacent properties. The subject business,
including the outdoor seating area, would be subject to the City of La Mesa Noise
Ordinance.

Parking

The outdoor seating area is not anticipated to create an impact on surrounding streets or
uses. Opportunities to circulate and park within the Downtown area remain available and
are not affected by this project. The businesses on this site have historically been
supported by on-street parking and public parking lots to accommodate customers and
employees. As a result of the new outdoor seating area, the existing curb cut fronting 4"
Street will be closed since it leads into the new seating area. One new on-street parking
space will be added as a result of the closure of the curb cut. There will be 55 seats in the
outdoor patio area screened by proposed wood planters and metal fence railing with
ornamental trees and shrubs. The subject site has existing striped parking spaces which do
not comply with City Parking Standards and hence would not be counted toward required
parking. La Mesa Municipa! Code Section 24.04.020.D, does not apply since the outdoor
seating area does not constitute an increase in building fioor area; the cutdoor seating area
is not considered leasable space.

In order to grant a Special Permit, sufficient facts must be provided in support of two
required findings, described below:

1. Will the location and characteristics of the proposed buildings and/or structures
and the allowed use of them impact unfavorably upon adjacent properties?

The proposed outdoor seating area is located at the corner of La Mesa Boulevard
and 4™ Street in the Downtown Commercial area with public parking avaitable along
the street. There are existing residences to the south and east. Therefore,
unfaverable impacts upon adjacent properties are not anticipated. The nearest
residence is adjacent on the subject property at 4725 4" Streetand is separated by
building walis. The subject use is required to comply with the City of La Mesa Noise
Ordinance, which will minimize the potential for incidental noise from the business
activities on adjacent properties.

The proposed outdoor seating area is not anticipated to create an impact on
surrounding streets or uses. Opportunities to circulate and park within the
Downtown area remain available and are not affected by this project. The
businesses on this site have historically been supported by on-street parking and
public parking lots to accommodate customers and employees. There will be 55
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seats in the outdoor patio area screened by a proposed wood planter and metal
fence railing with ornamental trees and shrubs. The subject site has existing striped
parking spaces which do not comply with City Parking Standards and are not
counted toward required parking.

The project is consistent with the desian objectives established as policy of the City
Council.

Approval of this project would be consistent with the following General Plan policies.
An Urban Design Policy of the General Plan is to retain the village atmosphere and
pedestrian scale of buildings in the Downtown Village (UD-1.1.3). Another Urban
Design Policy of the General Plan is to promote reinvestment in private property and
encourage private property maintenance (UD-1.2.1).

The Downtown Village Specific Plan (DVSP) encourages diverse architecture, honor
and respect for the history of the Downtown area, public parking, and padestrian
scale buildings and streets (p. 8 and 9). The DVSP promotes policies that
emphasize design to create a high-quality pedestrian environment and active
building frontages with inviting indoor and outdoor spaces visible from the street and
sidewalk (DG-15). The project would provide an outdoor dining patio and promote
pedestrian activity. The existing building, constructed in 1819 was a former service
station named Sheldon’s Service Station. The restaurant which would pay homage
to the original use by also being named Sheldon’s Service Station is located in the
area that was originally accupied by the gas station canopy and pumps. An existing
curb cut would be closed, which would add a new on-street parking space. The
project is consistent with the City's Design Objectives because improvements are
intended to complement the tenant space by enhancing the front portion of the
building and providing an active outdoor space at the street corner.

RECOMMENDATION:

Based upon the ability to make the required findings, staff recommends that the Planning
Commission approve Special Permit SP 16-07, authorizing autdoor seating as shown on
the submitted plans, subject to the following conditions (Attachment G):

Special Permit Conditions

1.

The applicant shall maintain the outdoor dining / seating area in good condition and
repair.

There shall be no cooking or food preparation in the outdoor seating area without
Fire Department approval. Any outdoor heating appliances proposed for the outdoor
seating and dining area must be reviewed and approved by the City of La Mesa Fire
Department.
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3. Uniform and adequate lighting shall be down-lit and shaded, and shall not directly
shine onto adjacent properties,

4. Post "No Leitering” signs on the exterior face of the outdoor seating area fence.

5. No outdoor and/or amplified music shall be allowed in the outdoor patio area at any
time. Speakers shall not be used for announcements,

B. The Special Permit shall apply only to the outdoor dining area as shown on the
submitted plans dated July 12, 2016, The outdoor dining area is approved as an
accessory use to a restaurant, and requires building permits and inspection for the
construction of the proposed structures.

7. Mo performance entertainment is allowad in the outdoor dining / seating area.

8. If the outdoor dining area should create a nuisance to surrounding properties, staff
may schedule a public hearing before the Planning Commission to evaluate the
operation of the outdoor dining area. If the Planning Commission finds that the use
is creating a nuisance, the Commission may then impose additional restrictions on
the outdoor dining area,

Submitted by:

Howa n:i Laa
Associate Planner

Attachments: A =  Vicinity map and aerial photograph
B~ Site photographs :
C - Sanbom maps / Historic Resources Inventary (4725-29 4" Street)
D -- County Assessor Building Records / City micrafilm permit records
E = Sheldon's Service Station photos
F = Chain of Title excerpt
G —  Draft Planning Commission Resolution PC 2016-xx
H~= Policy for Qutdoor Seating Areas for Restaurants, Bars, and
Cocktall Lounges
| - Project Plans

Efep2i@\ReponsFPOSP 16-07.doo
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8401 La Mesa Boulevard

b 8401 La Mesa Boulevard, street
frontage

1
South bullding elevation

ATTACHMENT B
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8401 La Mesa Boulevard

[ |
On slte trash and recyeling bins

E:lth-l.fllﬂ angled street parking on La
Mesa Boulevard
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8401 La Mesa Boulevard
bkl Ly

Curb cut fronting La Mesa
Boulevard

.

|

Existing angled street parking on La
Mesa Boulevard
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State of California — The Resources Agency

NERPARTMENT OF PARKS AND RECREATION
. HaBs ____ HAER

Ser. No.

NA SHA _ Loc

1. utTm: A 498540

c

B_3625150
5 :

HISTORIC RESOURCES INVENTORY

IDENTIFICATION: -
1. COMMON NAME: Sheldon Duplex
2, HISTORIC NAME: Sheldon Duplex
3. ADDRESS: 4725-29 4th Street
2IP: 92041

CiTY: La Mesa
COUNTY: San Diego 4. PARCEL #: 494-281-22

5. PRESENT OWNEX: John Hurlburt and Bernice Alspaugh

ADDRESS: 811 Lauree 5t.
2IP; 92020 OWNERSHIP 15: PUBLIC:
6. PRESENT USE: Residence
ORIGINAL USE: Residence
DESCRIPTION:
7A:1 ARCHITECTURAL STYLE: Mission

CITY: EI Cajon
FRIVATE: =x

78. BRIEFLY DESCRIBE THE PRESENT PHYSICAL DESCRIPTION OF
STRUCTURE AND DESCRIBE ANY MAJOR ALTERATIONS FROM

ITE ORIGINAL CONDITION.

Legal Description: Parks Addn., sub of block 5, lots 1 and 2, block 5A.

This symmetrical, one story, stucco duplex with a flat roof, parapets, and canales
features a centfral, recessed entrance porch with a red tile shed roof and dark-stained,

exposed rafter ends.

Steps to the porch are flanked by a low red brick wall at the edge

‘of the porch. On each side of the entry porch, a set of three windows faces the street: a

wide fixed window with a row of four small panes across the top flanked on each side by
Awnings supported by decorative metal poles shade the street-

a casement window.

facing windows. Other windows on the side of the duplex are narrow and double hung.

- - CONST. DATE:

035

DPR 523 {Rev. 12/83)

EST:
ARCHITECT:
Unknown

FACT: 1923

BUILDER:

Marker & Russell _
APPROX. PROP, SIZE(FT):
FRONT. 70 DEPTH. 100
OR APPROX. ACREAGE:
DATE(S) OF PHOTO(S):
1982




13. CONDITION: EXCELL..%:e GOODuwose FAIR....c DETERIORATED 0000
NO LONGER IN EXISTENCE...:s

14, ALTERATIONS: None known.

15. SURROUNDINGS: (CHECK MORE THAN ONE IF NECESSARY)
OPEN LAND..... SCATTERED BLDGS.0ceo DENSELY BUILT-UP.seo0
RESID..xe INDUST w000s COM'Lisssas OTHERuenes

16. THREAT TO SITE: NONE KNOWN..x.. P¥YT DEVEL..... ZONING..cee
VANDALISM.oeso PUBLIC WORK PROJECT woeo OTHER wees

17. I8 STRUCTURE: ON ITS ORIG SITE?..X.e MOVED?40000 UNKNOWN700uee

18, RELATED FEATURES: Garages, other Sheldon buildings at 84018407 La Mesa

Boulavard.

SIGNIFICANCE

19. BRIEFLY STATE HISTORICAL AND/OR ARCHITECTURAL

'IMPORTANCE {INCLUDING DATES, EVENTS, AND PERSON

ASSOCIATED WITH THE SITE). '
The Mission style architecture was popular in La Mesa in the 1920's. This building is a
fine example of the use of the style in a modest duplex. George Sheldon began
development of his property at the corner of 4th 5t. and La Mesa Blvd. in 1920 when he
had a service station constructed on the corner. In 1923, he built his home at 8407 La
Mesa Blvd. Then on July 20, 1923 ground was broken for the construction of this $8,000
duplex. Russell and Marker, La Mesa contractors, constructed this building with two
apartments each with four rooms. Later the same year, a 5 car garage was constructed

" behind the duplez. George Sheldon was a prominent La Mesan who served as mayor from
1926 to 1930. '

20. MAIN THEME OF THE HISTORIC LOCATIONAL SKETCH MAFP

RESOURCE: (IFf MORE THAN ONE (DRAW AND LABEL SITE AND
1S CHECKED, NUMBER IN ORDER SURROUNDING STREETS,

OF IMPORTANCE). ROADS, AND PROMINENT
ARCHITECT..x..ARTS & LEISURE..... LANDMARKS):
ECONOMIC/INDUSTRIALuu..

EXPLORATION/SETTLEMENT. ...
GOVT.veae MILITARY voos o RELIGu 0000
SOQCIAL/EDUCATION.....

21. SOURCES (LIST BOOKS, DOCUMENTS.
PERSONAL INTERVIEWS, AND
THEIR DATES).

City and County Directories

La Mesa Scout

County Assessors and Recorders

Offices

Sanborn Fire Maps.

22. DATE FORM PREPARED: May 1982
BY(NAME): Dr. Ray Brandes
ORGANIZATION: SANDAG
ADDRESS: 1200 Third Avenue, Suite 524
CITY: San Diego ZIP: 92101
PHONE: (619) 234-5300

A
N

636
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PERMITS

ISSUED
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COMTRAGTOR

DATE QF
FINAL INBFREYI ON

BUILDING

PLUMBING

ELECTRIC WIRING

FLECTRIC FIXTURLS

HEWER COMMELTION

AEPTIC TAME
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8374 Allison Ave., Ste. B

La Mesa, CA 91942
Attn: Aaron Dean

Title Search Through:

Property Address:

Assessor’s Parcel No.:

Assessed Value:

Exemption:

Use:

Improvements:

California Lot Book, Inc.

dba California Title Search Co.
P.O. Box 9004

Rancho Santa Fe, CA 92067

(858) 278-8797 Fax (858) 278-8393

WWW LOTBOOK.COM

Chain of Title Report

CTS Reference MNo.: 0616078

SHEL DA/
e

June 13, 2016

8401 La Mesa Blvd, | i Tl B
La Mesa, CA 91942 ; &
‘ JUN 29 2016

494-281-21-00

| CiTY OF LA MESA .
COMMUNITY DEV. DEPT |
$32?+ﬂﬁ'ﬂ e e e ]
Maone
Property Characteristics

Store Building

B0 square feel

Short Leeal Descrinti

THAT PORTION OF LOT 1 IN BLOCK FIVE-A (5-A) OF THE SUBDIVISION OF
BLOCK FIVE (5) OF PARK'S ADDITION TO LA MESA SPRINGS, ACCORDING TO
MAP THEREOF NO, 1101, FILED IN THE OFFICE OF THE COUNTY RECORDER OF
SAN DIEGO COUNTY, AS FURTHER DESCRIBED.

ATTACHMENT F
Page 1 of 4



California Lot Book, Inc., dba California Title Search Co.
CTS Reference Na.; 0616078

Chain of Title
( October 9, 1906 through June 13, 2016 )

1. Quitclaim Deed

Grantor: W. H. Matiax

Grantee: Southwestern Investment Company

Recorded: October 9, 1906, Deed Book 396, Page 275

2. Grant Deed

Grantor: Southwestern Investment Company

Grantee; C. C. Park and S. C. Grable

Recorded: January 18, 1907, Deed Book 404, Page 145

3, Grant Deed

Grantor: C. C. Park, Fannie B, Park, §. C. Grable and Lillian M. Grable
(rantee: M. D. Teachout

Recorded: January 22, 1908, #1266, Deed Book 426, Page 265
4. Grant Deed

Grantor: M. D). Teachout and H. M. Teachout

Girantee: (George B. Sheldon

Recorded: April 3, 1920, #8950, Deed Book 806, Page 240

5. The San Diego Coumnty Assessor Lot Block Book Page shows the first year with
assessed improvements as being 1921.

6. Order Allowing Report of Executrix, Decree of Distribution to Sole Distributee Under
Will and Decree Establishing Fact of Death of Joint Tenant

Estate of: George B. Sheldon
Distributed to: Bernice Sheldon
Recorded: July 1, 1953, #89161, Book 4908, Page 413

7. Judgment Scitling First and Final Account and Report of Executrix and of Final
Distribution Under Will

Estate of: Bernice B. Sheldon, aka Bernice Sheldon
Distributed to: Gladys L. Hurlburt, in Trust
Recorded: February 26, 1968, Recorders File No. 32375

Plcase be advised that this is not Title Insurance. The information provided herein
reflects matters of public record which impart constructive netice inn accordance with
California Insurance Code 12340,10
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8 Certificate of Release of Inhertance Tax Lien

Decedent: Gladys L. Hurlburt

Suvivorship: John Sheldon Hurlburt and Bernice Lorraine Alspaugh, as
remainder beneficiaries under the Will of Bernice B. Sheldon

Recorded: February 10, 1975, Recorders File No. 75-031360

9, Individual Quitclaim Deed

Grantor: Bemice Lorraine Alspaugh, aka Bernice L. Alspaugh, % interest

Grantee: Bernice L. Alspaugh, as Trustee, or any Successor Trustee,
Under Declaration of Trust dated July 18, 1984

Recorded: July 24, 1984, Recorders File No. 84.280275

10. Quitclaim Deed

Grantor: John S. Hurlburt, aka John Sheldon Hurlburt, ¥4 interest

Grantee: John Sheldon Hurlburt, Trustee of the Hurlburt Family Trust
dated May 9, 1989

Recorded: May 11, 1989, Recorders File No. 89-249990

11. Affidavit - Death of Trustor/Trustee

Decedent: John Sheldon Hurlburt

Successor: Viola E. Hurlburt, Successor Trustee

Recorded: May 21, 2001, Recorders I'ile No. 2001-0321542

Re-Recorded: April 2, 2002, Recorders File No. 2002-0272946

12. Grant Deed

Grantor: Viola E. Hutlburt, Trustee of the Hurlburt Family Trust dated
August 9, 1989

(rantee; Viola E. Hurlburt, Trustee of the Hurlburt Family Bypass Trust
dated August 9, 1989

Recorded: May 21, 2001, Recordcers File No. 2001-0321547

13. Correcting Grant Deed

Grantor: Viola E. Hurlburt, Trustee of the Hurlburt Family Trust dated
May 9, 1989

Grantee: Viola E. Hurlburt, Trustee of the Hurlburt Family Bypass Trust
dated May 9, 1989

Recorded: Aprl 2, 2002, Recorders File No. 2002-0272951

14. Affidavit - Death of Trustee

Decedent; Bernice Lorraine Alspaugh

Successor: Michele E. Cowdery, Successor trustee of the Bernice L.
Alspaugh Trust dated 7/18/84

Recorded: February 20, 2003, Recorders File No. 2003-0193940

Please be advised that this is not Title Insurance. The information provided herein
reflects matters of public record which impart constructive notice in accordance with
California Insurance Code 12340.10

Page 3 of 4



15. Grant Deed
Grantor:

Grantee:

Recorded:

16. Grant Deed
Grantor:

Grantee:
Recorded:

17. Grant Deed

Grantor:
Grantee:

Recorded:

Viola E. Hurlburt, Trustee of the [Turlburt Family Trust dated
May 9, 1989, Viola E. Hurlburt, Trustce of the Hurlburt Family
Bypass Trust dated May 9, 1989 and Michele E. Cowdery, who
acquired title as Michclc Eileen Alspaugh. Successor Trustee of
the Bernice L. Alspaugh Trust dated July 18, 1984

Viola E. Hurlburt, 'Trustee of the Hurlburt Family Bypass Trust
dated May 9, 1989, Y interest and Michele E. Cowdery,
Successor Trustee of the Bernice L, Alspaugh dated July 18,
1984, 4 interest

Qctober 6, 2004, Recorders File No. 2004-0951201

Viola E. Hurlburt, Trustee of the Hurlburt 'amily Bypass Trust
dated May 9, 1989, )4 interest and Michele E. Cowdery, who
acquired title as Michele Eileen Alspaugh, Successor Trustee of
the Bernice L. Alspaugh dated July 18, 1984, ' interest

La Mesa Light House, LLC

QOctober 6, 2004, Recorders File No. 2004-0951202

La Mesa Light House, LLC

Gregory Houska, Trustee of The Gregory Houska Trust dated
1/14/08, 28,77% interest; Peter Martinez, 32.34% interest; Brian
Sheets, 28.77% intercst and Dantel McLaughlin, 10.12% interest
April 17, 2008, Recorders File No. 2008-0205248

18. Interspousal Transfer Grant Deed

Grantor:
Grantee:
Recorded:

Debra McLaughlin
Daniel McLaughlin
April 17, 2008, Recorders File No. 2008-0205249

— End of Report

Note: We find no recorded evidence of a Notice of Completion.

dhdk kAR NARARLALLLRX

Please be advised that this is nof Title Insurance. The information provided herein reflects matters of public record which irapart
constructive notice in accordance with California Insurance Code 12340.10. Note that we are not a Title Tnsurance Company,
and that no express or implied warranty as to the accuracy or completeness of the information provided herein is granted. Our
work has been pertormed under short time constraints with a quick turn around, and is based in part on the use of databases
outside of our control. The recipient hereby acknowledges that California Lot Boolt, Inc. assumes no liability with respect to any
errors or omissions related to the informalion provided herein. Also mote chat this search has been performed without the benefit
ofa Statement of Identification from the property owners, and if a search was performed for liens recorded againstowner names,
we cannot be sure (tbhat the information provided relates to the actual property awners, or is complete with respect to the property
owners, In any event, our liability is limiled fu the amount of fecs collected for the information provided herein

FEEEE TS FEE T L4
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DRAFT RESOLUTION NO. PC-2016-xx

RESOLUTION APPROVING SPECIAL PERMIT SP 16-07 (HOUSKA) FOR
AN OUTDOOR SEATING /DINING AREA AT 8401 LA MESA BOULEVARD
IN THE CD-D ZONE

WHEREAS, the Planning Commission of the City of La Mesa did hold a duly noticed
public hearing on August 3, 2016, and accepted public testimony in considering Special
Permit SP 16-07, a request to allow outdoor seating for a restaurant known as “Sheldon’s
Service Station” at 8401 La Mesa Boulevard in the CD-D (Downtown Commercial{Urban
Design Overlay) zone;

WHEREAS, the project does not generate additional parking requirements or
displace existing off-street parking;

WHEREAS, public parking spaces are available nearby in the City parking lots at
Allison Avenue and Lemon Avenue and on-street parking;

WHEREAS, the project is categorically exempt from environmental review in
accordance with the California Environmental Quality Act; Class 3 and 31; and

WHEREAS, the Planning Commission did receive and consider a staff report on the
proposal.

THE PLANNING COMMISSION FINDS AND DETERMINES AS FOLLOWS:
Special Permit Findings:

1. The location and characteristics of the proposed kuildings and/or structures,
and the allowed uses of them, will not impact unfavorably upon adjacent

properties.

The proposed outdoor seating area is located at the corner of La Mesa
Boulevard and 4" Street in the Downtown Commercial area with public
parking available along the street. There are existing residences to the south
and east. Therefore, unfavorable impacts upon adjacent properties are not
anticipated. The nearest residence is adjacent on the subject property at
4725 4™ Street and is separated by building walls. The subject use is
required to comply with the City of La Mesa Noise Qrdinance, which will
minimize the potential for incidental noise from the business activities on
adjacent properties.

The proposed outdoor seating area is not anticipated to create an impact on

surrounding streets or uses. Opportunities to circulate and park within the
Downtown area remain available and are not affected by this project. The

ATTACHMENT G



Resclution PC-2016-xx Page 2

businesses on this site have historically been supported by on-street parking
and public parking lots to accommodate customers and employees. There
will be 55 seats in the outdoor patio area screened by a proposed wood
planter and metal fence railing with ornamental trees and shrubs. The
subject site has existing striped parking spaces which do not comply with City
Parking Standards and are not counted toward required parking.

The project is consistent with the design objectives established as policy of
the city council,

Approval of this project would be consistent with the following General Plan
policies. An Urban Design Policy of the General Plan is to retain the village
atmosphere and pedestrian scale of buildings in the Downtown Village (UD-
1.1.3). Another Urban Design Policy of the General Plan is to promote
reinvestment in private property and encourage private property maintenance
(UD-1.2.1).

The Downtown Village Specific Plan (DVSP) encourages diverse
architecture, hanor and respect for the history of the Downtown area, public
parking, and pedestrian scale buildings and streets (p. 8 and 9). The DVSP
promotes policies that emphasize design to create a high-quality pedestrian
environment and active building frontages with inviting indoor and outdoor
spaces visible from the street and sidewalk (DG-15). The project would
provide an outdoor dining patio and promote pedestrian activity. The existing
building, constructed in 1919 was a former service station named Sheldon’s
Service Station. The restaurant which would pay homage to the original use
by also being named Sheldon's Service Station is located in the area that
was originally occupied by the gas station canopy and pumps. An existing
curb cut would be closed, which would add a new on-street parking space.
The project is consistent with the City's Design Objectives because
improvements are intended to complement the tenant space by enhancing
the front portion of the building and providing an active outdoor space at the
street corner.

NOW, THEREFORE, BE |T FURTHER RESOLVEDR BY THE PLANNING
COMMISSION OF THE CITY OF LA MESA AS FOLLOWS:

1.

The foregoing findings of fact and determinations are true and hereby made
a part hereof.

The Planning Commission approves Special Permit SP 16-07 a as shown on
the plans attached and subject to the conditions listed as follows:



Resolution PC-2016-xx Page 3

Special Permit Conditions

1.

The applicant shall maintain the outdoor dining / seating area in good
condition and repair.

There shall be no cooking or food preparation in the outdoor seating area
without Fire Department approval, Any outdoor heating appliances proposed
for the outdoor seating and dining area must be reviewed and approved by
the City of LLa Mesa Fire Department.

Uniform and adequate lighting shall be down-lit and shaded, and shall not
directly shine onto adjacent properties.

Post “No Loitering” signs on the exterior face of the outdoor seating area
fence.

No outdoor and/or amplified music shall be allowed in the outdoor patio area
at any time. Speakers shall not be used for announcements.

The Special Permit shall apply only to the outdoor dining area as shown on
the submitted plans dated July 12, 2016. The outdoor dining area is
approved as an accessory use fo a restaurant, and requires building permits
and inspection for the construction of the proposed structures.

No performance entertainment is allowed in the outdoor dining / seating
area.

If the outdoor dining area should create a nuisance to surrounding
properties, staff may schedule a public hearing before the Planning
Commission fo evaluate the operation of the outdoor dining area. If the
Planning Commission finds that the use is creating a nuisance, the
Commission may then impose additional restrictions on the outdoor dining
area.

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the
City of La Mesa, California, held the 3rd day of August 2016, by the following vote, to wit:

AYES:
NOES

ABSENT:
ABSTAIN:



Resolution PC-2016-xx Page 4

|, Howard Lee, Deputy Secretary of the City of La Mesa Planning Commission, do
hereby certify the foregoing to be a trua and exact copy of Resolution PG-2016-xx, duly
passed and adopted by the Planning Commission.

Howard Lee, Deputy Secrefary
La Mesa Planning Commission

EdcptH B\Rtazolutions\PC\pe- 201 B-xx 8401 LMB Sheldons,doc



CITY OF

LA MESA

OUTDOOR SEATING AREAS FOR RESTAURANTS,
BARS & COCKTAIL LOUNGES

JEWEL of the HILLS

COMMUNITY DEVELOPMENT DEPARTMENT / PLANNING DIVISION
81320 Allison Avenue, La Mesa, CA 91942
Phone: 619.667.1177 « Fax: 619.667.1380

Who would be interested in applying for an outdoor
segting area?

Those who own or operate a restaurant, bar or cockrail
lounge and would like to develop an outdoor seating
area for their patrons.

Eligibility for Qutdoor Seating

Qutdoor seating may be approved when a restaurant,
bar or cocktail lounge is aliowed as a permitted use by
the underlying zoning, and when the proposed cutdoor
seating meaets the design objectives and development
standards of the City of La Mesa. Qutdoor seating is
allowed in any commercial zone.

Important note: The outdoor dining ordinance differs
from the sidewalk café ordinance, which only applies in
the CD (Commercial Downtown) zone and allows cafes
to locate within the sidewalk area of the public right of
way.

Purpose and Intent of the Outdoor Seating Area
Ovrdinance

Outdoor dining facilities permitted  under  Section
24.06.040.G of the City of La Mesa Zoning Ordinance
are to be located and designed in such a way as to
minimize impacts upon adjacent properties, while
providing outdoor dining space to businesses,

Review Process for Permitting Qutdoor Seating

A Special Permit application is required to be submitted
with appropriate filing fees before staff can evaluate a
proposed outdoor dining project. Once deemed
complete, the Special Permit application will be
considered by the Planning Commission at a noticed
public hearing,

Outdoor Seating Design Objectives

I. Qutdoor dining areas arc permitted as an accessory
use associated with a legally permitted restaurant,
bar or cocktail lounge in commercial zones. This
provision does not apply to sidewallk cafes located
within the public right-of-way as provided in Section
18.18 of the Municipal Code,

2. Qutdoor dining areas are to be safely constructed of
quality materials in accordance with the provisions of
the Uniform Building Codes, and meet all other size,
setback and location standards prescribed in the
Zoning Ordinance,

3. Qutdeor dining areas should be designed to be
architecturally compatible with existing  structures
on the subject property and consistent with the
City's Urban Design Guidelines.  Fencing and
screening should be consistent with the architecture
of the facility, as well,

4, Qutdoor eating areas will need to insure that
pedestrian circulation and disabled access standards
are achicved,

5, For outdoor dining areas greater than 200 square
feet, off-street parking should be adequate to prevent
adverse irmpacts on surrounding uses and streets.

6. In evaluating the size, location and design of ocutdoor
dining facilities, the City will take into consideration
the potential for neise impacts on surrounding land
uses to insure consistency with community noise
standards and regufations. Public notice for the
Special Permit may be extended beyond the standard
300 foot radius if the Planning Commission or City
Council determines that noise-sensitive land uses
could be impacted by a proposed outdoor dining
area,

7. All outdoor dining areas should be kept in good
condition, both structurally and acsthetically.

EACPVHandouts\Applications\Outdoor Dining Currant.doc
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GENERAL NOTES

1

CORCEAL ALL CONDUIT IN THE WALLS AND PLENUM AS MUCH
AS REASONABLY FOSSIELE. EXPOSED CONDUT SHALL BE
FiNISHEQ PER ARCHITECTURAL PLANS.

SHADED FIXTURES REPRESENT EMERGENCY EGRESS
LIGHTING FIXTURES ANG SHALL BE EQUIPPER WITH A 90 MIN.
EMERGENCY BACK-UP BATTERY, THAT WILL OPERATE IN THE
EVENT OF A POWER FAILURE.

REFERENCE NOTES

O]

®

@

@

®

@

®

PROVIDE NEW200A, 1§, 2%V, 120240V PCWER AND LIGHTING
CONYROL PAHEL, FROVIDE ASTRONOMIGAL TIME CLOCK AND ALL
RECESSARY RELAYS FOR SENTRAL DIMMING, SWITCHING AND
LIGHTING GONTRALS AS DICTATED BY CALIFORNA T24 ENERGY
REQUIREMENTS,

PROVIDE BACK OF HOUSE MASTER LIGHT SWITCH, LIGHT SWITCH
SHALE CONNECT BACK DIRECTLY TO LIGHTING CONTROLLER I
PANEL B’ FOR GENERAL AfB, ONI OFF AHD DRAMIHG CONTROL OF
ALL INTERIOR HOUSE LIGHTS, EXCEPT FOR LIGHTS 1N STORAGE
AND RESTROONS, WHICH SHALL BE CONTROLLED
HDEPENDENTLY.

PROVIDE OM! OFF DIMMER SWITCHES WITH BUILT-IN OUCUPANCY
BENSORS.

RESTROOM LIGHT SWATCHES AND DIMMERS SHALL HAVE
DIMMING SETTINGS ACCESSIOLE BY AUTHORIZED PERSONNEL
ONLY,

FOR EXTERIOR FIXTURES OVER 100W, PROVIDE HOTION
DETECTORE THAT RECUGE LAMP WATTAGE BY 50% WHEN NO
ONE IS PRESENT, FOR ALL EXTERIOR FIXTURES, PROVIDE
PHOTQCELL CONTROLLER) ASTRONGMICAL TIME GLOCK CAPABLE
OF REDUCING LAKP WATTAGE BY 50% AFTER BUSINESS HOURS,
AND SHUTTING OFF FOWER TO ALL EXTERIOR LIGHTING WATH
PHOTOCELL CONTROL AT SUNRISE. PHOTOGELL SHALL BE
ROUNTED ON ROOF, \WEST FACING, WITH 127 RMC TO LIGHTING
COMTROL & ASTRONOIICAL TIME CLOCK PHOTOCELL OYERRIDE
AND ASTRONOHICAL TIME CLOCK. ON OFF CONTROLS SHALL BE
LOCATED AT THE PANEL.

FROVIDE EMERGENCY LIGHTING FIXTURES. CONTRACTOR O
ENSURE WITH MANUFACTURER THAT 1-FC AVERAGE CAN BE
PROVIDEQH OVER A &' WIDE PATH OF EGRESS, FOR A KIHIMUM OF
EOMIR AFTER LOSS OF FOWER,

FPRIMARY DAYLIT ZOME. CONTRACTOR SHALL PROVIDE.
CONTROLS IN ACCORDANGE WITH CALIFORMA TITLE 24
REQUIREMENTS,

SECCHDARY DAYLIT ZONE. CONTRACTOR SHALL FROVIDE
CONTROLS IN ACCORDANGE WITH CALIFORNIA TITLE 24
REQUIREMENTS.

(5) STUB-UP 1° PV CONDLIT AND PROVIDE WATER-PRODF SINGLE

GAKG JUHCTION BOX IN PLANTER AREA FOR CONNECTION TO
LINE VOLTAGE UP-LIGHTING.

(%) PROVIDE TRENCH WITH 1" PYC CONDUIT, AT 6 BELOW F!HIEHED
GRADE, CARLEE AN CIRCUITS AS TNDICATED O PLAM:

S40W. BEECHST.STE 4
SAH DIEGO, CA 0210}
G19.560.3597

e,
&40V EEECH ST, STE 4
Ein ), CA 53101
@19.5803207
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Flectrical The.

Mo Deacrplon, ety ]

SHELDONS STATION

B4 LA et a Bogindnd
L Hagn CA 81042
Electrical Lighting
Plan

Project rumsber - 150232
By 052816

E202

e As ndated




B A RS A e e e

-
|

|

|

|

|

|

|




2




DATE:

CITY OF

-LA MESA

JEWEL wf ihve MILLS STAFF REPGHT

REPORT TO
LA MESA PLANNING COMMISSION

August 3, 2016

SUBJECT: Site Development Plan DAB-16-01 (5900 Severin LLC) -

Consideration of a new 18-unit apartment building including two live-
work units on a vacant site addressed as 5900 Severin Drive in the
CN-G-D (Neighborhood Commercial / Grosamont Specific Plan
Overlay / Urban Design Overlay) zone. The proposed project also
includes 1} a request to walve the requiremeant for a six-foot zone
boundary wall and I} a request for a parking maodification to reduce
required parking. Assessor's Parcel Number: 486-750-02.

ISSUING DEPARTMENT: Coemmunity Development
SUMMARY

|ssuas;

I the proposed project consistent with the Grossmont Specific Plan?

Does the proposed site development plan comply with the requirements of the
MNelghborhood Commercial, Grossmont Specific Plan Overlay, and the Urban
Dasign Overlay (CN-G-D) zoning?

Can the required findings set forth in the Grosamont Specific Plan Overlay Zone be
made as it relates to the parking plan which madifies the parking requirements for
this mixed-use development?

Should a development standard requiring construction of a zone boundary wall be
waived by tha Planning Commission?

Recommendations:

g

Adopt the draft Planning Commission Resolution making the required findings set
forth in the Grosamont Specific Plan Overlay Zone to approve the proposed Site
Development Plan, including the request to waive the requirement for a six-foot

zone boundary wall and request for a parking modification to reduce required
parking and allow shared parking.
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La Mesa Zoning Ordinance Code Sections:

. Section 24.02.035 lists the requirements for approval of site development plans.

. Section 24.04.020.G establishes that the Planning Commission may approve site
development plans which include modifications to parking provisions.

. Section 24.06.020.A.1.b allows residential use in a commercial zone on any floor of

a principal building except a basement or first floor when the first floor is devoted to
an unrelated principal use.
® Section 24.06.030.G establishes the requirement for an ernamental six-foot high
masonry zone boundary wall for commercial sites adjacent ta a residential zone.
. Chapter 24.16 is the Grossmont Specific Plan Overlay Zone.

Environmental Review:

The project is Categorically Exempt from review under the California Environmental
Quality Act, Class 32. Class 32 exemptions may be applied to infill development
projects that 1) are consistent with the General Plan and zoning regulations; 2) are
within City limits on a site surrounded by urban uses; 3) are on sites having no value
as habitat for endangered species; 4) would not result in any significant effects
relating to traffic, noise, air quality, or water quality; and 5) can be adequately
served by all required utilities and public services.

BACKGROUND:

Both the La Mesa General Plan and the Grossmont Specific Plan promote transit-oriented
development. The proposal is to build a mixed-use development near the Amaya Drive
Trolley Station with reduced parking. The project proposed by 5900 Severin LLC consists
of the construction of a new three-story, 18-unit mixed use building with surface parking
and a basement level. The current breakdown of units is anticipated to be 9 two-bedroom
residential units, 7 one-bedroom residential units, and 2 one-bedroom units considered as
live or work space. The live-work spaces are located in the basement and on the first floor.
Also included in the project development are private outdoor use areas (balconies) for
residents.

The project site is located at 5900 Severin Drive (Attachment A). The site is immediately
adjacent to Severin Drive to the east and Amaya Drive to the south. The San Diego
Orange and Green Trolley lines are located to the south of the project, across Amaya
Drive. The subject 0.41 acre parcel is vacant, but was for many years developed as a
service station, with service station permits on file dating from the mid 1950’s to late
1990’s.

The former Fletcher Parkway Redevelopment Area extended to the apartment complex to
the west of the subject site. To the north and east are multi-tenant retail centers and to the
south are residential and transportation-related land uses.

Topographically, the sile is fairly level, with existing contours shown on the preliminary
grading plan (Attachment F, Exhibit A). The site slopes from 580 feet above mean sea
level along the Amaya Drive frontage to 586 feet in the northern portion of the site. Slopes
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separate the subject property from the adjacent northern parcel, which sits above the site,
and from the adjacent parcel to the west, which sits above the site. Commaercial and multi-
family residential development occupy these adjacent sites respectively. Existing conditions
are also depicted on the submitted plans (Sheet 1 of 1, Attachment F, Exhibit A). There
are two existing driveway curb openings on Amaya Drive and two on Severin Drive. To the
north on the adjacent commercial site is an existing crib wall. Alang the westerly boundary
are power lines, metal fencing, an 8-foot wide public utility easement, and a 10-foot wide
SDG&E easement. Storm drain inlets exist along both street frontages, and two gas vaults,
a gas meter and water meter are sited along Severin Drive. There are patches of concrete
and asphalt which remain on-site as remnants of the previous development.

Site development plan applications are required by the La Mesa Municipal Code to ensure
compliance with the City’s development requirements. Pursuant to the Municipal Code,
Planning Commission approval of DAB 16-01 is required:

. To make the findings set forth in the Grossmont Specific Plan Overlay Zone,

. To approve the request to waive the zone boundary wall requirement applicable
along the west property boundary, and

. To approve the request to reduce parking requirements.

Design review applications are required to ensure that the objectives of the City’s Urban
Design Program and Urban Design Review are met. City Council ratification of the Design
Review Board action on DRB 16-01 is required.

DISCUSSION:

Project Description

Vehicular access to the site is proposed from two curb cuts along Severin Prive and
existing curb cuts along Amaya Drive are closed. Street trees are proposed at the back of
the sidewalk in in-ground planters along Severin Drive and in tree grates along Amaya
Drive. Surface parking area is provided on the northerly portion of the site and under the
building. Unit entrances would be internally oriented, accessed by corridors, stairs and an
elevator.

The proposed building, as viewed on the site plan, appears as two structures, but is
connected by a bridge element which constitutes one building in accordance with the
California Building Code (CBC). The pedestrian bridge connects the second level of the
southern portion of the building to the second level of the northern portion of the building.

The southern half of the building, which faces Amaya Drive, has the “hasement” (at-grade)
ground floor commercial “work” portion of the two live-work units. A platform lift is located to
provide access from the basement, to parking at that level’s finish grade (1/2 floor up) and
to the first floor for access to the live portion of the unit (Refer to Sheet A2 and Sheet A7 .1,
Attachment F, Exhibit A).
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Proposed grading consists of 450 cubic yards of cut, 250 cubic yards of fill and 200 cubic
yards of export associated with creating the finish building pad elevation, parking,
hardscape, drainage, landscaping, site walls, and other site improvements. The maximum
height of fill slopes is 3.5 feet, the maximum height of cut slopes is & feet.

The northerly property line is located mid-slope, and the adjacent neighboring site is
developed with two geo-grid walls. The proposed building site would be graded to a
finished grade varying from about 585 feet at the northwest parking lot area to 583 feet at
the southeast parking lot area, with basement elevations at about 578 feet above mean
sea level. Bio-filtration basins are proposed along the westerly property boundary and at
the southeast corner of the site.

The landscape concept plan depicts landscape area along ali sides of the site perimeter,
and 23% of the site is proposed as landscape area (4,268 square feet). Proposed street
tree species are Gold Medallion Tree and Mexican Fan Palm, with Little Gem Magnolia
perimeter trees and Orchid accent trees. Numerous shrub species are proposed, as well as
two plant species for the filtration basins. There are no existing trees or shrubs on site.

Landscaped planters are proposed in front of parking stalls along the north, east and west
edges of the parking area. Exterior lighting is proposed in the parking area, on exterior
building walls and along entries and walkways.

The applicant proposes to provide 28 on-site parking spaces to serve the development.
The following table summarizes parking requirements and the applicant proposal:

REQUIRED
Commercial 1/260x1,100=44 0or 4 4 o
Residential 2 per unit x 18 units =36 36
TOTAL o 40
PROPOSED
Residential 23.4 or 23
(18 units, two of which are
live-work)
Shared Share resident guest parking {4.7 | 5

spaces) and commercial spaces

(4.4 spaces) by designating 5

spaces for this purpose.
”TQTAL | Or 1.58 spaces per unit due to 28

proximity of Amaya Station. (18 du
x 1.56 space/du = 28 spaces)
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General Plan Consistency and Zoning

The La Mesa General Plan land use designation of the subject property is “Local Serving
Commercial”. This designation is assigned to a range of retail commercial activities,
including shopping centers that offer potential for redevelopment as mixed-use, including
residential use.

The General Plan promotes parking reductions near transit, as stated in the following
policies which relate to the Grossmont Specific Plan, mixed-use development and transit-
oriented land uses:

Policy LU-3.1.1 The City will continue to promote the continued economic growth of the
Grossmont Specific Plan Area through Land Use Palicies and Implementation
Programs intended to provide the necessary circulation pattern and
infrastructure necessary for the development of the Grossmont area as a high
density urban sub-center (page LD-37).

Policy LU-3.1.3 Update the Grossmont Specific Plan and Overlay Zone as needed to
accommodate future growth of sites within the Plan Area, such as Grossmont
Shopping Center, and allow for the potential of additional housing within the
urban nede (page LD-37).

Policy LU-3.1.5 Promote more intensive mixed-use and sustainable development in
commercial areas consistent with the Urban Design Program (Page LD-37).

Policy LU-3.1 T Encourage mixed-use transit-criented development near public transporiation
facilities; new construction should be compact in form to take advantage of
these transit-rich locations (Page LD-37).

Policy L.U-4.2.3 New davelopment shall provide adequate parking. For projects located in the
Downtown area or near transit, parking requirements may be reduced.
Additionally, differing land uses on the same subject property may utilize shared
parking provisions (LD-38),

Folicy LU-6.1.4 Provide incentives for transit-oriented and mixed-use development, such as a
parking reduction consistent with Regional Standards, for more intense
development and higher density residential uses along major transportation
corricdors cor in areas accessible to transit use (page LD-40).

—

The proposed project is consistent with the La Mesa General Plan because it achieves the
objectives of the policies listed above. The proposed draft findings for Specific Plan
Overlay Zone consistency are outlined in the discussion below.

In terms of the applicable zoning classification of the site, the Neighborhood Commercial
(CN) zone is intended for light retail convenience enterprises and allows residential
multiple-unit development on any floor of a principal building, except a basement or first
floor “when the first floor is devoted to an unrelated principal use®. Per the Grossmont
Specific Plan Overlay Zone, Section 24.16.020, all uses of the underlying zone are
permitted.
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It is noted that, although there is no density limit prescribed by the site zoning or the
General Plan, the scale of the proposed development and improvements will be consistent
with the surrcunding area, thus implementing General Plan goals and polices that generally
encourage infill development compatible with surrounding uses.

Grossmont Specific Plan Findings

New development projects require approval of a Site Developmeant Plan when located in
the Grossmont Specific Plan area. Further, the Planning Commission is required to
consider findings for development proposed in the Grossmont Specific Plan Overlay zone.
Finally, projects within the CN zone are subject to development standards related to
maximum building height, minimum setbacks and parking.

Relevant excerpts of the Grossmont Specific Plan are cited as follows:

Page 12 The {(1985) Grossmont Specific Plan encouraged the Plan area fo be
developed as a relatively high density urban subcenter with densities at the
upper end of ranges feasible under market demand and zoning potentials. The
plan area should continue to be developed in accordance with this overall goal,
with the encouragement of a broad range of office, retail and residential uses.
Where the opportunity exists, mixed-use developments should be encouraged,
especially adjacent to the trolley corridor.

Page 24 The subject property, and the parcel to the narth, are identified as Site 11inthe |
Gressmont Specific Plan. The plan states that:

As part of any significant remodeling or additions to this site, street
dedication and public improvements will be required to complete the
alignment of the Amaya Drive improvements along the apartment
project as they approach the Severin Drive intersection. New
development should be complimentary to the remodeled shopping
center across the street and the adicining apartment project.

FPage 42 1 ldentifies Severin Drive as a bike route.

Page 30 ”Réaevelopment policies of the Grossmont Specific Plan are shown on Page 80
and include the following:

Policy 2: Facilitate the continued development of properties to their
highest and best use.

Policy 3. Encourage the development of transit-oriented uses on and
near the trolley stations.

Regarding street dedication and public improvements, cited in the table above and
referenced in the Grossmont Specific Plan, the Engineering Department has determined
that the existing right-of-way improvements meet current City design standards.

The 2012 Bicycle Facilities and Alternative Transportation Plan identifies Severin Drive as
a Class 3 bike route under the heading "Recommended Projects” (page 40). No right-of-
way restriping is proposed with the project. Amaya Drive is shown as a Class 2 bike [ane,
with no improvements proposed along the subject property street frontage.

In reviewing the project relative to the City’s policies and zoning, the Planning Commission
should consider the policies for this site established in the Gressmont Specific Plan, and
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Overlay Zone. The 1985 Grossmont Specific Plan encouraged the plan area to be
developed as a relatively high density, urban sub-center with densities at the upper end of
ranges feasible under market demand and zoning potentials (page 10}. The current
Specific Plan, adopted on April 12, 1994, divides the area into 31 distinct development
sites. The Overlay Zone permits uses allowed by the underlying zoning as well as higher
intensity uses, and is intended to implement the land use policies of the Grossmont
Specific Plan. The findings of the Grossmont Specific Plan Overlay Zone are as follows:

1. That the proposed use is consistent with the Grossmont Specific Plan.

The Grossmont Specific Plan identifies numerous "development parcels” within the Plan
area and qgives specific recommendations for the development of those parcels. The
subject property is identified as Site 11. The Plan acknowledges the former gas station use
of the site, recommends the installation of landscaping, and states that new development
should be complimentary to the shopping center across the street and the adjoining
apartment project to the west.

The mixed-use project is consistent with the Grossmont Specific Plan because the project
provides infill development and a transitional use between the commercial and residential
uses to the north, east, and west. The project fits within the context of the area as called for
in the General Plan. The project is located near the Amaya Drive Trolley Station, which
provides over 230 parking spaces and serves the eastern portion of the City including the
adjacent large apartment complexes.

2 That adegquate parking is provided.

Two existing driveway openings are provided along the Severin Drive frontage, and 28 off-
street parking stalls are proposed for the project as shown on the site plan. For multi-unit
residential projects, parking is typically required at 2 parking spaces per dwelling unit. For
commercial projects, parking is typically required at a ratio of 1 space per 250 square feet
of gross leasable area. City policies and ordinances provide for parking reductions and
modifications to encourage transit-oriented development. In the discussion of the
Grossmont Trolley Station, the Grossmont Specific Plan states that “Parking requirements
should be reduced for proposed uses based upon projected transit ridership”. While this
statement is specific to the Grossmont Trolley Station, consideration is made for the
Amaya Station and adjacent properties, given the policies of the 2013 General Plan which
promote parking reductions near transit.

The applicant provided a narrative describing in detail the reasons for the proposed parking
modification, including the proximity to trolley access. The Amaya Trolley Station is located
to the southwest, across Amaya Drive. Planning Commission review of the parking
modification is required in accordance with La Mesa Municipal Code Section 24.04.020.G.

The applicant’s request for parking requirement modification is shown on Appendix D of the
Traffic Assessment Letter prepared for the project (Attachment E). The reguest notes that
the Amaya Station is only one of three MTS stations providing service to two trolley lines
outside of downtown San Diego, the Orange and Green lines, and that the subject property
is 0.1 mile from the trolley station. The request includes a discussion of comparable local
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projects and examples from National City and Lemon Grove. Table 1 of Appendix D shows
that if the site were located in San Diego, Lemon Grove, Chula Vista or Oceanside the
parking requirement would be comparable or less than what the applicant proposes, which
is 28 parking spaces. Table 2 compares La Mesa code requirements, SANDAG parking
strategy ratios and the project as proposed.

The Grossmont Specific Plan states that “from a regional perspective, the higher use of the
Trolley and other transit services will reduce traffic congestion and improve air quality.
Encouraging more intense development along the trolley corridor will increase support for
mass transit services. It further states that * while there is no regional model for parking
reductions associated with transit facility developments at this time, such reductions should
be included as part of any project approval.” The applicant has requested consideration of
a modification to the parking requirement of two spaces per unit to 1.3 spaces per unit. A
30% reduction is proposed for the entire project.

It should be noted that the City of La Mesa Downtown Village Specific Plan states that the
parking standards may be reduced by 25 percent for residential projects due to the close
proximity of the Trolley Station. The Grossmont Specific Plan and the Downtown Village
Specific Plan provide evidence of City palicies that support parking reductions near transit.
While the City of La Mesa's zoning ordinance does not specifically address parking
reductions associated with transit-oriented developments, the two specific plans show that
the City recognizes that projects near a trolley station could have reduced parking
requirements. This, coupled with the reduced parking requirements of other projects and
municipalities, indicates that the 30% reduction request is reasonable and consistent with
City policies and similar projects in other jurisdictions.

3. That the project will not adversely affect the surrounding circulation system.

The project proposes two driveways on Severin Drive for ingress/egress to internal parking
lots. The additional traffic generated by the project is a small portion of the designed
capacity of Severin Drive and Amaya Drive. The project is anticipated to generate 108
average daily trips (ADT) based on a trip generation rate of 6 ADT per unit for apartment
land uses. Apartment land uses constitute “any multi-family units more than 20 du/acre in
accordance with published SANDAG rates, as explained in the Traffic Assessment Letter
prepared for the project (Attachment £). The regional standard of practice for live/work
units is to assess the trip generation based on the residential units.

The segment of Amaya Drive from Severin Drive to the SR-125 is classified as a Parkway
Arterial in the Circulation Element of the La Mesa General Plan, with a target capacity of
30,000 average ftrips per day. Amaya Drive is currently identified with about 13,500
average trips per day in the vicinity of the subject property. Severin Drive north of Amaya
Drive is classified as a Local Collector in the Circulation Element of the La Mesa General
Plan, with a target capacity of 8,000 average trips per day. Severin Drive is currently
identified with about 5,200 average trips per day in the vicinity ¢f the subject property. The
streets abutting the project site have the capacity to accept 108 estimated trips from the
development and maintain an acceptable level of service in accordance with General Plan
policies. The project would not adversely affect the surrounding circulation system.
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4. That the design of all new buildings is consistent with design gquidelines as
established by the City Council.

The Urban Design Program identifies the Grossmont Specific Plan area as a "special
design district" and major commercial nedes such as the area north of the intersection of
Amaya and Severin Drives as “visually sensitive areas”. The architecture of the project
has a unified design theme, consistent use of materials and colors, and is of a scale
consistent with the neighborhood. On July 11, 2016 the project was reviewed and
approved by the City's Design Review Board, and the design of the project will be subject
to ratification by the City Council at a future date. The design of the project is consistent
with design guidelines as established by the City Council.

Shared Parking Request

In a mixed-use project, guest parking may be shared with the parking for non-residential
use with an approved parking medification in accordance with Section 24.04.020.G of the
Zoning Ordinance. The applicant is requesting to share the commercial parking with the
resident guest parking since anly 1,100 square feet of commercial use is proposed that is
related to the two live-work units. Four commercial parking spaces {one per every 250
square feet of commercial, which is 4.4 or 4) would be required to be shared out of five
provided for guest parking.

Section 24.04.020.G.1 of the Zoning Ordinance states that the Planning Commission may
review and approve, or approve with conditions, site development plans for parking
modifications "only when it is demonstrated that all uses can be sufficiently served because
of the varying hours of operation and for varying peak parking demand times.” Due to
varying peak parking demand times between resident guests - who may be more inclined
to visit after work - and the hours of operation of a commercial use (typically 9:00 a.m. —
5:00 p.m.), it could be argued that the request for shared parking between resident guests
and commercial users is approvable. Another factor is that there may be a greater
propensity for people to walk with the Amaya Station nearby. The Planning Commission
has approved shared parking for projects elsewhere in the City, namely along El Cajon
Boulevard which is also served by transit (bus service).

Zone Boundary Wall Waiver Request:

Zoning Ordinance Section 24.08.030.G requires that a six-foot high mascnry wall be
required on a site boundary when said boundary is adjacent to a residential zone. Such
wall shall be reduced to four feet in height within a front setback. The purpose of a zone
boundary wall is typically to provide screening to reduce visual, noise and other impacts
from commercial land uses.

On the subject properiy, a 10-foot setback applies along the west property line due to
adjacent residential zoning. The applicant has submitted a request to waive the
requirement for a zone boundary wall between the subject property and the R3 zoned
property to the west (Attachment D). The applicant lists six facts in support of the request,
including:
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i) The adjacent property on the west side of the project, named Central Park, is
an apartment complex and is the project’s only neighbor in a non-commercial
zone,

ii) A five-foot wrought iron fence, over 100 feet of parking, carports, a sidewalk
and greenscape separate the nearest building on the Central Park side ofthe
boundary from the project site,

iii) The fence currently marks the property boundary along the length of the
properties,

iv) Except for the southern end of the building, the Project's west elevation is
parking and apartment units — just like the neighboring Central Park. The
south elevation of the building, which is comprised of the livefwork units and
apartments that face Amaya Drive, faces away from and is not visible from
Central Park,

V) The part of the Central Park complex that is situated closest to the
commercial element of the project is about 150 feet of treed landscape away
from commercial activity, and

Vi) No disturbances common to tenants in a commercial building are anticipated
from the tenants of the live-work partion of the project.

The above-listed facts support the zone boundary wall waiver. As suggested above,
fencing rather than a solid masonry wall is a typical accessory structure to demarcate
praperty lines between similar uses. Further, distance between uses on each parcel,
topographic differences, and the location of landscape area and parking areas on each
parcel are factors in support of the waiver request. Due to the similar (residential} land use
of both sites, the requirement for the zone boundary wall is unnecessary.

Environmental Review

The applicant has provided technical reports including a traffic assessment, acoustical
analysis report, air quality, greenhouse gas, preliminary water quality report, and a
preliminary drainage study. These reports have been reviewed and accepted by the City. A
Class 32 Categorical Exemption has been prepared for the project.

RECOMMENDATION:

Based upon the ability to make the required findings, staff recommends that the Planning
Commission:

1. Find the proposed Project consistent with the Grossmont Specific Plan and Overlay
Zone.

2. Approve Site Development Plan DAB 16-01, subject to the conditions
recommended by the Development Advisory Board, including waiving the
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requirement for a six-foot zone boundary wall and approving the request for a
parking modification to reduce and to share required parking (Attachment F),

Submitted by:

Chris Jaco
Senior

(O_z’u st
e,

Altachments: A = Vicinity Map and Aerial Photographs,
B — Site Photographs.
C = Design Review Board Certificate of Action.
D = Boundary Wall Waiver Request
E — Traffic Assassmant Letter including Attachment D,
Request for Parking Requireament Modification
F = Draft Planning Commission Reseolution with Development Advisory
Board Conditions and Development Plans (Exhibit A).

Ecp20dHeportsPCERAR 16-01. doc
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Site Photos at 5900 Severin Drive

5900 Severin Drive laoking south along
1 Severin Drive toward Amaya Drive,

o —

© 7= | The subject site looking south toward
TR TP
g e E’*. | Amaya Drive and MTS trolley tracks.
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Site Photos at 5900 Severin Drive

Hei_ghhcrring multi-family residential
wast of the !-Lrh]EEI‘. site.

Meighbaring commercial strip center to
the north of the subject site.

| Exlsting retaining wall at the aortherly edge of the
subject site, looking north from Amaya Drive,
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Site Photos at 5900 Severin Drive

3

Thie Amaya Drive MTS Trolley Station
southwest of the subject site.

Exlsting pedestrian walkway from the
Amaya Drive Trolley Station northeast
|ooking toward the subject site,
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“q: LAMESA
WL gne s COMMUNITY DEVELOPMENT DEPARTMENT
CERTIFICATION OF
DESIGN REVIEW BOARD ACTION

FILE: DRB 16-01 (5900 Severin LLC)

MEETING DATE: July 11, 2018

SUBJECT: Review and recommendation to the City Council of a new 18-
unit apartment building including two live-work units on a
vacant site addressed as 5800 Severin Drive in the CN-G-D
(Nelghborhood Commercial / Grassmont Specific Plan Overlay
! Urban Design Overlay) zone, Assessor's Parcel Number:
4B88-750-02.

DETERMINATION: After reviewing the proposal the Board made a motion to

recommend approval of DRB 16-01 based on plans dated July
5, 2016 and a finding that the project is consistent with the
City's Urban Design Program and with the design objectives of
the Grossmont Specific Plan.

The vote on the motion was as follows:

AYES: Dick, Lea, McCullough, and Podaswik.
NOES: None,
ABSENT: Hulitt.
ABSTAIN: Mone.

Edsp2010\Resalutions\DRBADRA-16-01.doc

ATTACHMENT C

BII0ALLISON AVENUE = LA MESA CA 91942 = TEL 619.667.1311 FAX: 6194627528



HECEIVED Ivar Leetma

5900 Severin Drive
Project no.;

May 12 2016 02/01/2016

CITY OF LA MESA BOUNDARY WALL WAIVER REQUEST
COMMUNITY DEV. DEPT |

Boundary Wall Ordinnnce:
24.06.030 - Development standards,

G, Fances and Ralaining Walls, The fallowing fences and relaining walls ahall b

1. Regquired: A asix-fool high masonry wall shall ba required an a sile bﬁuﬁﬂﬂl’y‘ wihen said
boundary is adjacent a residential zone, Such wall shall be reduced to four feet In haight
within a front satback,

Introduction: Our Project site is zoned CN - Neighborhood Commercial. CN allows for our
proposed mixed use building, The Project is comprised of 16 apartments and 2 live/work units,
The Project’s commereial element (live/work) i3 at the southern end of the bullding far from any
neighboring buildings,

Our future neighbor is a large, multi-building apartment complex, in an R 3 zone,

For all practical purposes, the predominant land uses on both properties are compatible, if
nat identical, Therefore, and for the following reasons, a boundary wall between the properties
is unnecessary.

Faets:

1. The Project is in a Meighborhood-Commercial zone. The adjacent property (zoned R 3)
on the west side of the Project, named Central Park, is o dense apartment complex, It is
the Project's only nelghbor in a non-commercial zone.

2. A flive foot wrought iron fence, over 100 feet of parking, carports, o sidewalk nnd greens
seape separate the nearest building on the Central Park side of the boundary from our
Project. See attachment.

3, The fence currently marks the properiy boundary along the entire length of the propertics,
See attachment.

4, Except for the southern end of the building, the Project’s west elevation is parking and
apartment units- just like the neighboring Central Park. The south elevation of the

BOUNDARY WALL WAIVER REQUEST
Page 1 ol 4

ATTACHMENT D



building, which is comprised of the live/work units, and apartments that face Amaya
Drive, faces 180" away, and is not visible from Central Park. See attachment,

5. Moreover, the part of the Ceniral Park complex that is sifuated closest to the commercial
clement, is about 150 fcet of treed landscape away from commercial aclivity. See
attachment.

6. We expect no disturbances common to tenants in a commercial building, as we expect

our live/work tenants to be professionals with few, if any visitors.

Discussion: A boundary wall should physically separate, and ostensibly provide a buffcr
between incompatible uses in differently zoned, adjacent properties. Here, a 5 foot wrought iron
boundary fence already exists to adequately demark the limits of the properties. The City
requirement for a boundary wall in this instance as a buffer, or for any other rcason, would scrve
na rational purpose. From any practical perspective, no one could tell that the two properties are

zoned differently.

Conclusion: Applicant respectfully requests that the City of La Mesa waive its requirement that

Applicant comply with La Mesa Municipal Code See, 24,06.030 G. 1. to build a Boundary Wall.

BOUNDARY WALL WAIVER REQUEST
Page 2 of 4



ATTACHMENTS

There are no Attachments for Facis 1 & 6

Attnchment for Foct 2

Tolal distanos: 10670 ft (32,53 mj)

Attachment for Fact 3

BouHDARY WALL WAIVER REGUIST
Pago 3 af 4



Attachment for Faect 4

Attachment for Fact 5

Tatol distanoe; 147 87 17 (4507 m)

BoUNDARY WALL WaIVER REOUEST
Pago 4 of 4
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May 12, 2016 CITY OF LA MESA

[COMMUNITY DEV. DEPT.

Mr. Iviar Leetma
2040 Harbor Drive, Suile 250
San Diego, CA 92101

LLG Reference: 3-15-2546

Subject: 5900 Severin Drive- Traffic Assessment Letter

La Mesa, CA

Diear Mr, Leetma;

Linscolt, Law & Creenspan, Engineers (LLG) has completed the following Trallie
Assessment Letter (TAL) to evalunte the potentinl impoots associnted with the 5900
Severin Drive project ("Project”) to be located on a vacant lot located on the northwest
comer of the Severin Drive/Amaya Drive intersection in the City of La Mesa (City).
The trunsit oriented, smar growth projeet (Project) proposes a mixed use
residentinl/commercial development of 16 multifamily units on a halt-acre lot, Two (2)
additional units are proposed as live/work units for o total of 18 units, Two drivewnys
are proposed on Severin Drive to access 29 surface parking spaces, including four (4)
handicapped spaces. Bieyele lockers are also provided.

Per City of La Mesa requirements, this TAL includes the following compaonents:

& Analysis of Existing Conditions

= Project Trip Generation

= Analysis of Existing plus Project Conditions
= Driveway Visibility and Access

& Opestreet Parking Evaluation

= Traflic impacts 1o Other Public Facilities

= Parking Adequucy and On=site Circulation

ANALYSIS OF EXIsTING CONDITIONS

The Project site is located at 5900 Severin Drive on a vacant lot within the City of La
hiesn, Per the published City of La Mesa Traffic Assessment Lefter Regquirements
(February 10, 2006), the existing traffic volumes and peak hour level-of-service should
be documented at the immediately adjacent intersection(s) and fronting roadway
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Mr. Ivar Leetima LINSCOTT
May 12, 2016 Law &

Page 2 GREENSPAN

eagineers

segments. Based on these puidelines, in conjunction with City stafT, the following
locations were selected for analysis.

Intersections
1. Severin Drive/Amayu Drive (signalized)

Roadway Sepments
1. Severin Drive! north of Amaya Drive
2. Amaya Drive: west of Severin Drive

Surmmary of Fxisting Conditions

Project access to the local sireel system will be via a two full-access unsignalized
driveways to Severin Drive, located approximately 60 feet and 130 fect north of Amaya
Drive. Currently, the site has four curb cuts; two on Severin Drive and two on Amaya
Drive. One each is provided al the intersection, adjacent to the curb return, The second
existing curb cuts are located at the ends of the property,

Severin Drive is classilied as a Local Collector in the City of La Mesa General
Plan Cirveulation Element (2012}, Between Amaya Drive and Earl Strect Severin
Drive is currently constructed as a two-lane roadway with a two-way left-turn
lane. Curbside parking is not allowed on this segment of Severin Drive. No
speed limit is posted in the immediate vicinity of'the Project, although a 30 MPIT
speed limit is posted north of Tarl Street. U-turns are prohibited at Amaya Drive.

Amaya Drive is classificd as a Major Collector in the City Circulation Element.
Amaya Drive generally constructed as a four-lane west of Scverin Drive, bike
lanes and raised median. Approaching Scvetin Drive, Amaya Drive narrows to
iwo-lanes, with the eastbound no. 2 lane trapping to become the castbound right-
turn lane to southbound Severin Drive. East of Severin Drive, Amaya Drive is
generally a two-lane roadway with a two-way left-turn lanc. A second
westbound lane 15 provided at the interseetion with Severin Drive. A bike lane is
provided in the castbound direction. U-turns are prohibited at Severin Drive.

Curbside parking is prohibited in the vicinity of the Severin Drive/Amaya Drive
intersection. The posted speed limit is 35 MPH n the study arca.

Amays Drive runs parallel to active light rail tracks, and typical traffic signal
aperations at the Severin Drive/Amaya Drive interseetion can be affected by
railroad preemption. The San Diego Metropolitan “I'ransit (MT'S) district runs the
Green Line and Orange Line trolley service afong a parallel right of way with
Amaya Drive. The Amaya Trolley Station is located one block west, off of
Amaya Courl.

ARG TepotInd Submitia\2 546 Truific Assessnent Letier (2nd Submittnl).thiex
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Adjacent land uses include multifamily residential uniis to
the west, retall uses to the north and east, and single-
family residential units to the south. Two schools (ML
Helix Academy ond Laurel Preparatory Academy) are
located within 500 feet of the site,

The existing conditions of the adjacent intersection are
shown In Diagram 1. Photographs of the existing
conditions at the study area locations are included as
Artachmeni A. ]

1. Exlating Conditlons

Existingr Traffic Volumes

Peak period tuming movement counts at the study area
intersection nnd average daily traffic (ADT) volumes ot
the two ndjncent rondwny segments were collected during
November 2015 when local schools were in session,
Diagrant 2 shows the existing weekday wafTie volumes in
tho Project arca. Affachmend B containg the mtersection
nnd street segment count sheets,

Existing Traffic Operations 2, Existing Velumas

Table I summarizes the existing intersection operations at each of the studied
intersections. As seen in Table [, the study area inlersections are caleulated o operate
al LOS C or better in the PM peak hour, Aftachment € contains the intersection
nnnlysis worksheets,

Table 2 summarizes the existing daily street sepment operations on the adjacent

roadway segments. As seen in Table 2, both Severin Drive and Amaya Drive are
caloulated to operate ot LOS C or better on a daily basis.
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TABLE 1
EXISTING INTERSECTION OPERATIONS
. Control Peak Existing
Intersection .
Type Hour | Delay® | 1,08
1. Severin Drive/ Amaya Irive Signal AM 29.2 C
PM 233 C
Fapinotes: SIGHNALIZED
a.  Average delay expressed in secends per N
vehicle. DELAY/LOS THRESHOLDS
b, Tevel of Service. Delay 1.08
00 = 100 A
1 11c 20.0 R
20140 350 o
35.1ta 550 D
55110 800 E
= BNl F

TABLE 2
EXISTING SEGMENT OPERATIONS
Existing Existing Existing
Street Segmeni Roadway Capacity

Ix o ¢
Classification (LOS E)" ADT LOS

Severin Drive

North of Amuaya Drive Local Collector 8,000 5,220 C
Amaya Drive

West of Severin Drive Major Collectar 30,000 13,560 B3
Foototes:

u. Capacitios based on SANTRCATE CGuldelines for Trafftc Inpaet Studies in the San Diege Region, used
by the City of La Masa per the 2002 General Plan EIR.

k. Averapge Daily Iraffic

r. Level of Seivice

NAZAAGReporty2Znd Sutametah2 540 ralfie Asdesment Leter (And Sulanittal).docx
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PROJECT TRIP GENERATION

The proposed mixed use development includes the construction of eighteen multifamily
units, of which two (2) are designed to be live/work units, fronting Amaya Drive. These
iwo units provide the commercial clement of the mixed-usc development. The retail
square Tootage of these two unils is modest, und there is no stand-alone commercial use
proposed on-site. The regional standard of practice for live/work units is to assess the
trip generation based on the residential units. No separatc assessment is made for traftic
associated with the modest retail/office component. The project’s density is calculated at
36 units/acre, based on the proposed developiment of 18 units on the 0.50 acre site.

Table 3 summarizes the proposed Project trip generation for typical weckday operations
based on published SANDAG rates for “Apartment” land uses, which constitute “any
multifamily units more than 20 DU/acre”.

TaBLE 3
PRroJECT TRIP GENERATION
Daily Trips AM Peak Ilour ¢ I'M Peak Hour
L.and Use Quantity IO IntO
Rate® [ADT *| Rate "™ U | 1n | Out | Total| Rate [ ™| [n | Qut|Total
Split Split
Live/Work * 18DU | 6/KSF | 108 | 8% | 20080 | 2 | 7 9 Q% | 7030 7| 3 10

Funtruriex:
a, ‘Irip rate bascd an SANDAG (Mot Sg) Brief Guide of Vehicular Traffic Generation Rafes for the San Dlego Region for
“Apariment” fand uge,
b, Average Daily Trallic

It should be noted that the project lics within a quarter mile of a major transit station, and
is immediately adjacent 1o retail sites and schools. As such, mixed use and transit
oriented development trip reductions could be applicable. However, to provide a
conservative analysis, the standard trip generation rates were used without further
adjustment.

Project Trip Distribution & Assignment

Regional access via Statc Route 125 and Intersiate & 1s most readily accessed via Amaya
Drive and Severin Drive, respectively. Amaya Drive also provides access to Fleicher
Parkway and Grossmont Center, generally west and south of the site. Bascd on the
Project’s location to these regional facilities, Project traffic was distributed to the strect
system as shown in Diggram 3. Assigned Project trips at the study area intersection and
streetl segments arc shown in Diagram 4.

NAZSAG\Roporthind Submitcali2 246 Tralfic Assessment [etter (2md Submittal) does
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3. Project Cistribution 4. Project Volumes

ANALYSIS OF EXISTING PLUS PROJECT CONDITIONS

The following is a summary of the operational analyscs for the various street-system
components under Fxisting + Project conditions. Diagram 5 shows the Existing +
Project traffic volumes. The Existing + Project intersection analysis worksheets are
also included in Altachment C.

With the addition of Project traffic, all study area infersections will continue to
operate at LOS C or better in the PM peak hour. Table 4 summarizes the peak hour
intersection operations with Project traffic.

With the addition of Project traffic, the adjacent street segments on Scverin Drive and
Amaya Drive will continue to operate at LOS C or belter on a daily basis. Table §
summarizes daily sirect segment operations with Project traffic.

138437

3T
+— 5317300
¥ a8 167

-

X Q768

[P—

-

13,603

Amaya Dy
Bares X
207 1 4568 ——
877234

152785
149/ 118 —

N252 —

[3

;

b. Existing + Project Volumes

NATS AR eporh 2o Subrmattah 2506, Trallie Assessment Leter (2nd Stubmittal).dook



Mr. Ivar Leetma LINSCOTT
May 12,2016 LAW &
Page 7 GREENSPAN

engineers

TABLE 4
INTERSECTION OPERATIONS

Control Peak Existing Existing + Project
Type Hour | Delay® LOS?Y Delay LOS

Interseetion

1. 8cverin Drive/ Amaya Drive Signal AM 29.2 ('H 29.4
'™ 233 | C 334 I
Footnates: SIGNALILED
a. Average delay expressed in scconds per vehicle. N .
b Lovel of Service. DRLAY/LOS THRESHOLDS
Dielay LO3
a0 =100 A
10,1 te 20,0 B
201w 350 C
i5.1t0 550 D
55.1 10 BO.0 E
> B0 ¥
TABLES
SEGMENT OPERATIONS
Existing Existing Existing + Project Project
Street Segment Capacity

(LOSEy | ADT® | LOS® | VIC' | ADT | LOS | VIC Trips

Severin Drive

Morth of Amanda Drive 8,000 5,220 C 0.653 | 5,328 C 0.667 108
Amaya Drive

West of Severin Drive 30,0001 | 13,560 B 0.452 | 13,603 B 0.453 43
Footuates;

4. Capacities based on SANTECATE Guidelines jor Traffic Impact Studies fa the San Diege Regrion, used by the City of La Mesa per
the 2012 General Plan EIR.

b.  Averape Daily Truftic

¢, Level of Scrvice

i WA Volume / Capacity

v, Roadway classified as Local Colleclor.
f.  Roadway classifled a5 Major Colleetor.

MNARSAGTRepo2nd Submittal 2516, Trallic Assessrient Leiter (2nd Submittal) docx
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DRIVEWAY VISIBILITY AND ACCESS

Two driveways to Severin Drive are proposed to serve the project. These driveways are
located approximately 70 feet apart, with the southern-most driveway located 61 feet
away from the Severin Drive/Amaya Drive intcrseetion. The southern driveway is
adjacent to the existing 95-foot long southbound left-turn pocket on Severin Drive. The
northern driveway is adjacent to the two-way lefi-turn lane on Severin Drive.

Severin Drive is a low speed (30 mph), low volume (5,220 ADT) roadway with a two-
way left-tum lane transitioning into a two-lane scuthbound approach. Inbound lefi-
turning vehicles can legally turn lefl across the southbound left-turn lane to access the
site. Southbound queuing from Amaya Drive is caleulated at 95 and 164 feet,
representing the 95" and 50™ percentiles, respectively. Project traffic volumes are also
very low (7 maximum peak hour irips in or out), so no operational LOS issues would
oceur at the driveways.

The site design from the parking level will not encroach upon sight triangles along
Severin Drive, and no landscaping, monument signs, or other design featurcs arc
proposed that would impede corner sight distance. Atso, Severin Drive adjacent to the
site is a tangent street segment, and is the minor street approach to the Severin
Drive/Amaya Drive intersection. As such, Severin Drive does not reecive the majority
of green time at the intersection, so southbound vehicles must stop on red at the
intersection most of the time. This observation negates speeding issues that would
exacerbate comer sight distance tssues.

Project Driveway Operations

13541352

s ory i o9 — 674230 —

Volumes at the Project driveway are shown under
[xisting, Project-only, and Existing + Praject conditions '
in Diagram 6, and Diagrams 7 & & below. Tuble 6 Y
summarizes Uroject driveway operations. As shown in [
Table 6, under Existing + Project conditions, both Project

driveways are calculatcd to operate at 1.OS B or better

during AM and PM peak hours.

32

~— 25442

f
1
1
1
1
1
]
1

[

25423

6. Existing Driveway Volumes
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7. Project Driveway Volumes 8. Exlating + Project Driveway Volumes
TABLE 6
PROJECT DRIVEWAY OPERATIONS
. Control Peak | Existing + Project
Intersection .
Lype Hour | Delay® | LOS®
2, Severin Drive/ S. Proj Drwy mMssee | AM 2.8 A
PM 9.6 A
. . . AM 10.2 B
3. Severin Drive / N, Proj Drw MSISC
ey PM 9.6 A
Faotnoigs: UUMSIGNALIZE
g Average delay expressed in scconds per vehicle. ] ]
b. Level of Service DELAY/LOS THRRESHDIDS
o Minor Strect Stop Controlled intersection. Minor street Delay 1034
left-turn delay reporied, 0.0 < 10.0 n
100t 150 B
1511w 250 C
25110 350 0
35 1 tn 500 ;
= 50,7 il

ON-STREET PARKING EVALUATION

On-street parking is prohibited on the segments of Severing Drive and Amaya Drive
adjacent to the Project. Development of the proposed Project would not change this
existing parking availability.

On-site parking is discussed in a subsequent section of this repott.

TRAFFIC IMPACTS TO OTHER PuBLIC FACILITIES

Per the City of La Mesa requirements, the TAL should evaluate the traffic impacts of
the proposed development to adjacent school, transit, or other public facilities. The

MAZAAGH epneIng Sulmillal\284% Trathie Assessraent Letter (2nd Submittal} daes
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Projcct is located within one block of the Amaya Trolley Station, and adjacent to the
Mt. Helix Academy and Laurel Preparatory Academy. School hours are gencrally
between 8:00 AM and 3:15 PM.

The Project traffic volumes ate very low, and well within the daily fluctuation of
traffic already occurring on adjacent streets. Conflicts with school traffic would be
minimal given the very low volumes from the site, coupled with the off-set PM peaks
(the schools vacate prior to the commuter peak hour). The streel system has ample
reserve capacity to accommodate Project traffic based on the [.OS calculations
presented earlier in this report. Impacts to transit would also be minimal given the
relatively small size of the Project. With respect to overall operations in the vicinity
of the site, it is important to note that the Project will reduce the overall number of
curb cuts from three to two, which will reduce conflict points between vehicles and
pedestrians/cyclists. This will also improve traffic flow westbound on Amaya Drive,

PARKING ADEQUACY AND ON-SITE CIRCULATION
Parking

The cighteen-unit residential project requires 36 parking spaces for the residential uses,
per the City’s Municipal Code (2 spaces/unit). The municipal code states that one (1)
space shall be assigned for the unit and the other for visitor/delivery/service/other.
However, the Municipal Code docs not provide for reductions associated with mixed-
usc and transit oriented developments. Such reductions are typical in many other local
and regional jurisdictions such as the City of San Dicgo and SANDAG. 'The Project
proposes to provide 29 parking spaces (including 4 handicapped spaces), which s
equivalent to 1.6 spaces/ unit. While this ratio is less than the City’s published code for
typical (non-transit oriented) multi-family residential development, it does provide one
(1) spacc/bedroom, which is consistent with other municipal code requirements in
Southern California for transit oriented developments, Examples of this as well as a
tharough justification of the adequacy of the proposed parking can be found in the
applicant’s “Request for Parking Requirement Modification” included in Aftachment D.

The site plan/parking layout is included in Attachment E.

On-Site Cireulation

The site is small (0.50 acres), and no on-site circulation is proposed, per se. Rather, at-
grade parking directly from Scverin Drive will be provided. The Project will bave a fire-
hydrant onsitc (Severin Drive), and sufficient space is available m the ground floor
parking area to allow for hosec-pulls to satisfy the City of La Mesa IFire Marshall.
Therefore, there is no proposed emergency vehicle access on-site. Additionally, on-site
commercial truck access will be prohibited given the height restrictions in the at-grade
parking area.
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SUMMARY AND CONCLUSIONS

Based on the analysis required by the City of La Mesa and presented here, the Project
walld have no effect on Level of Service on the adjacent street system components,
or on any other public facilities. The Project will provide off-strect parking at o rate of
1.6 spacesfunit {1 space/bedroom), which does not meet the City's municipal code
requirement, but is consistent with the amount of parking required by other agencies
in Sputhern California for transit oriented developmonts.

Sincerely,
Linscoil, Law & Greenspan, Engineers

ohn Keating, P,
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ATTACHMENT A
PHOTOGRAPHS OF PROJECT STUDY AREA

M OAZAAENR e G T s Assesarment Letten 1151 Sulbmutal)dacy



Severin Drive looking nerthbound from Amaya Drive, Vacant Project site Is shown on left.

Amaya Drive looking westbound from Severin Drive, Vacant Project site Is shown on right.

3.16.2546 5600 Sovarin Drive

Adtschrman & Projact Siudy Aron Fiobunes
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Aorial view of local street system, Project site |8 on the northwest corner of the Severin

Crive/dmaya Orive Intersection.
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ATTACHMENT B
INTERSECTION AND STREET SEGMENT COUNT SHEETS
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Linscors Turn Count Summary

LAk & : Accurate Video Counts Ine

il o Infofaccuratevidencounts.com

saginaars (618) B87-5116
Lacation: Amiia Ditva i Savirin Ciivi

Data of Count;  Tussday, Novambar 17, 2015

Analysts: LWiCh

Waathar; Sty
AVE Prof No: 150443

wi.ncournlmadeocounts. com P.0, B 261425 Ban Disga C4 52104



Vehicular Count

Aecuratn Vidoo Counts Ing
Infofilaccuratevldeocounts.com
(619) 987-5138

Locatian: Amaya Drive @ Sevardn Drive

Al Period (D00 Ak - 9100 Al

Southbound Weathound Marthibound Ensiloumnd
. [ighi Thru  Leil I'l'.:'H_hl Thru  Left | Right Thiu  Left | Right Theu  Left | TOTAL
T:00 AM ] 1% 12 [ 172 I 15 15 2 24 B2 7 413
75 AM 18 11 i 1] I3 0 17 il 1 16 13 10 2
730 AM 8 it 7 L |30 i3 3 19 53 23 55 0 429
T:45 AM 7 26 q 12 132 15 47 | 9 25 10 18 57
8100 AM 25 52 13 3 %) i3 18 9 Ab at LE] 14 133
B:15 AM i1 1 ] i 36 24 4 9 12 23 il 13 161
00 AR 9 iR i i T i3 [ | & 27 26 14 1 240
45 AM 7 2] k| 4 71 b 11 20 LF Y 4 i1 1] 242
Total 137 205 53 | 54 o83 168 | 163 333 287 | 197 491 118 | 1078
AM Intersection Peak MHour 1 Tid0 AM = 8:30 AM Intarsection FHF ; 86
Sovthbound Westhoind Morthbound Ensthomid TOTAL
Right Thru Left | Right Thru  Left | Right Thiu  Left | Right Thra  Lefy
Yialime K4 134 34 17 551 10 112 144 152 097 o7 12 | 845
PHE 078 0465 057|077 ORBF 060 | 060 O6) 069 | 090 072 M LR 1]
Meaveinenl PHF .65 (43 0,75 4,72 (LKL

PR Periad (4:00 PR - 600 PR
Southbound Wasthaunid Marihixmind Bastbound
Right Thiu  Lef | Right Theu  Left | Right Thru _ Left | Right Thru  Left | TOTAL
4:00 PM 7 M 3 5 60 k] ® 17 R | M B A6 153
4115 PM 17 38 7 g & 2] M ¥ M| 120 4 475
4:30 PM 21 16 ] 9 1] 7 1] 12 E 4l 136 i iR2
4:45 M o 48 7 0 & 13 M40 2| &0 W19 425
£:00 PM THER! | 7 0 7®m 19|l 1 o ws| s 4 27 438
519 M o 2% i 7 w 16120 1 | oM 1 173
430 M 6 36 & 9 & 2Alxw 3w w5 % 18 43
545 PM 6 32 1 9 61 15 | 30 25 28| &3 & 2 191
© Tatal 16 246 42 | 66 554 127 | 238 216 207 | 446  BI® 154 | 3,250
'™ Intersection Peak Howr; 418 PM - 518 '™ Intersection FHF 0,91
= Southbound Westhound Narthbound Hasthound B
Right Thru Left | Right Thea  Left | Right Theu  Left | Right Thru  Left
Valume 67 136 29 | 3 300 57 | 121 116 85 | 23 439 0 | 1720
PHF DR0 0708 0906 09 0852 075 | 084 0725 0685| 078 0844 01| 091
Moveinient PHF 0.89 0.9 081 0,R% 0,91

W ACCUTAbVIGROCEUNLE, oM P.O. Bax 261425 San Dinga Ca 92196



LiNsCoTy 24 Hour Segment Count

'{_"‘I""" '!:"‘I e Accurate Video Counts Inc
el Infef@accuratevideocounts,com
(619) B87-5136
Lacation: 1. Severin Drive, Eard Streat to Amaya Driva
Oriantation: Worth-Sarth
Date of Count: Tuesday, Novembar 17, 215
Analysts: DASH
Waather! Sunny
AVC Proj. No: 150443
24 Hour Segmant Valume
Hourly Valume Hourly VYolume
i NB | 5B | Total e NB | sB | Total
1200 AM - 1:00 AM 15 ] K| 1200PM - 100 PM 163 187 350
100 AM - 2:00AM d k| 7 1:00PM = 2:00PM 161 152 03
Z00AM - 3:00 AM ] | fi 200 PM - 300 PM 189 164 358
300AM - 400 AM i 10 a0PM - 400PM | 218 178 363
400 M - B:OOAM T 11 18 A:00 P - 500 PM 212 206 A8
500 AM - 6:00AM 11 St a4 S00FM - 600 FM 44 148 4332
BODAM - 700 AM 4 128 1M G:00PM - T:00 P 188 163 d61
Fo0aM - B:00AM 244 147 441 FO0PM - B:00PM 125 125 250
00 AM - 500 AM 147 198 45 E0OPM - SOOPM 14 Gh 161
G00AM - 10:00 AM 112 126 ] 00PM - 10:00PM 72 i 147
10:00 AM - 11:00 AM 128 130 256 1000PM - 11:00FM 43 37 ]
1100 AM - 1200PM | 232 138 an 00PM - 1200AM | 16 14 o)
Total 952 | 1,008 | 1980 Total 1,703 | 1,558 | 3,262
24-Hour NB Volume 4-Hour 58 \Volume
e ] e—f Teatal
200 - [ Fig-00 | | & - o000
450 -
400 [\ >
150 - - e ¥
300 \ / \‘-‘f
250 - e
200 -
150 -
100 -
50 -
u P ¥ p— ¥ —— —
1200 A Z00AM A00AM GO00AM AO0AM 1000AM 1Z00PM Z00PM  4O00PM  WOOPM  BOOPM 10400 PM

wwnw.acouratovideccounts.com P.0O. Box 261426 San Diego CA 82150 1M12W2015



LiNscoTT 24 Hour Segment Count

LAW & Accurate Video Counts Inc
adibrabd infofaceuratevideacounts,com
TR (619) 987-5136

Lacation: 2. Amayn Driva, Flatchar Parkway to Severin Drive

Orfentation; Eait-Wosl

Date of Count: Tuasday, Novembar 17, 2015

Analysts: DASH

Weather: Sunny

AVC Proj. No: 150443

2d Hour Segment Valuima 13.563

11 Hairly Valuime Hourly Valuma
I Time
. ~ EB WE | Total Ei W | Total
1200 AWM - 1:00AM i 20 58 1200PM -  100PM | 378 38 My
1o0AM - 200AM 11 5 16 100PM o« 200PM 400 n 713
200AM - 300 AM 15 14 13 200PM - 300PM | 562 445 | 1,007
OO AM - 400 AM ] 23 1| I00PM - 400 PM 02 453 1,055
400AM - 5:00AM k1! &i 82 400PM - G&ODOPM | T3 438 1,180
BO0AM - f:00AM ] 168 234 SOOPM - GIOPM FiiF} 439 1,148
GOOAM - TO0AM | 177 441 618 BOOPM - TO0PM | Bdd KT} B4E
TO0AM - B:0DAM 441 TG 1,230 FOOPM - BDDFM A28 2 T
BOOAM - :00AM J62 3H BRg g00PM - HEIPM 254 160 414
a0 AM - 10:00 AM T aBh 62 B0 PM - 10:00PM | 187 147 Ek L
10:00 AM - 11:00 AM 285 15 i1 1000 P - 11:00 PM &8 &7 156
1100 AM - 12:00PM | 363 337 i 1M:00PM = 12:00AM ha i} 83
Tatal 20m0 | 3475 | 5245 Total 4832 | 3406 | B8
24-Hour EBE Volume i 902 24-Haour WB \Volume 6,661
—ll] — Total
1400 10k - w00 410 - R
1,200
1,000 - :
_og -
GO0 4
400 -
200 -
|:| . — r -y i T — T 1
1700AM 200AM 400AM GO0AM BOOAM T0O0DAM 1Z00PM  ZOOPM  ADOPM  GO0PM  BOOPM  10:00 PM

e AU atevideocounts.com P.O. Box 261425 San Diago CA 92106 1172872018
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HCM INTERSECTION ANALYSIS WORKSHEETS
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Existing AM
1: Savearin Dr & Amaya Dr

5900 Sevarin Dr
12015

# % e NN T AN
Lane Configurations Te Lid
Traffic Valume (vah/h) 82 307 T S (1] R § 37 1562 48 12 M 138 B4
Future Valuma (vehih) 82 307 o7 108 651 7 152 48 12 M 138 84
Numbar ' ] L 1 6 18 i AETEiIe 7 4 14
Initial €3 (s}, vk 1] 1] 0 0 0 0 0 ] 0 ] il il
Pod-Hike Ad|{A_pbT) 1.00 088 100 096 100 0g8  1.00 0.88
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 100 100
Ad] Sat Flow, vehin 1863 1863 1663 1863 1863 1900 1863 1863 1863 1863 1863 1900
Adj Flow Rate, veh/h B8 3 05 118 568 40 16 181 122 i 4l "
Adj Mo, of Lanes 1 1 1 1 2 0 i 1 1 i 1 0
Poak Hour Faclor 082 09 092 052 082 082 082 062 082 082 082 082
Percent Heavy Vah, % 2 F 2 2 2 2 2 2 2 2 2 2
Cap, vehih 115  BGS 541 148 1266 B4 201 G54 4683 62 236 144
Arrives On Grean 006 03 03 008 038 038 011 030 030 o004 022 022
Gal Flow, vah/h 1774 1863 1813 1774 3350 224 1774 1863 1867 7R 10M (58
Gip Voluma(v), vah/h A 108 e X5 M 188 181 122 ¥ 0 29
Grp Sai Flow(a).vehhin 1774 1863 1513 1774 1770 1813 1774 1863 1867 174 0 1728
Q Serve(g_s), 9 8 112 3.8 52 108 104 74 83 4B 16 00 100
Cycla Q Cloarlg_c), 5 39 112 38 52 108 108 r2 63 48 18 00 100
Prop In Lanéa 1.00 .00 1.00 012 100 100 1.00 0.38
Lana Grp Capic), wahth 115 867 541 148 667  GA3 201 G4 463 B2 0 3
VIC Ratio{X) 077 050 048 070 04T 047 082 029 028 050 000 063
Awall Cap{c_a), voh'h 225 BEY heq 166 G667 @83 0212 0T 54 136 0 586
HEM Platoon Ratio 100 100 100 100 100 100 100 100 100 100 100 100
Upstraam Filtar(l) 100 100 100 100 100 100 100 100 100 100 000 100
Unifarm Delay (d), alveh 3T 0 T8 A B8 183 WME s MY W 00 282
Inc:r Disliry (2], alvah 10.5 21 oa 21 24 24 N4 0.4 0.4 by 0.0 25
Iritial Q Dalay(d3)aiveh (1 SR RN B G R 1 R %1 R 1 FR . SR 1 SRR B 1 )
%ila BackOIQ{50%) vehiin 23 6.2 1.7 15 57 b8 4.7 28 21 1.0 0.0 5.0
Lncirp Dalay(d)alveh 472 27 184 50 N2 22 B8 28 N8 466 00 308
LnGirp LOS D C B E g [+ E c C D c
Approach Val, vehth 528 1 EL] 276
Approach Dalay, alveh 26,0 2 .4 328
Approach LOS c e c G

Assigned Phs 1 ) ! 4 5 6 7 8

Phs Duration (G#Y+Rc), s 112 330 135
Changa Perlod (Y+Rg), » 45 45 45
Mnx Grosn Saiting (Gmax), 8 7.0 285 B4
Max O Clear Tire (g_e#l1), 8 7.2 132 82

Groen Ext Time (p_g), & 0.0 83 0o
HGM 2010 Cirl Delay 0.2
HEM 2010 LOS G

220
4.5
&
120
a8

9.7
45
10.1
5.8
0.1

34.5
4.6
26.4
128
8.1

74
ih.5
6.1
A6
0.0

28.2
LI

304
Ta
i1

HCM 2010 Signalized Intersection Summary
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Exlating FM 5800 Severin Dr
1: Savarin Dr & Amaya Dr 121112015

-"—l-"'vf"'_""'-"‘stf'\"'¢"’

Lane Configurations H ! H ! !Il- I ! ! H "

Traffic Volume (vh/h) B) 458 234 67 300 3 85 1B 11 28 13 67
Future Voluma (vehi) B0 450 234 &7 30 3 B85S 116 11 20 136 67
Nurnibar R ST 1 TR |- S R R | i
Infial Q (b, vah g 0 .0 T T
Pad-Bil Adj{A_pbT) 1.00 087 1,00 097 100 100 100 099
Parking Bus, Ad| 100 100 100 100 100 100 100 100 100 100 100 100
Adj Sat Flow, veh/in 1863 1863 1863 1863 1863 1900 1863 1883 1863 1863 1863 1900
Adj Flow Rats, veh/h B7 488 284 62 B 3 0 62 12 132 a2 W4 73
Adj Mo of Lanes 1 1 1 1 e L 0061 1 1 0
Peak Hour Factor 082 082 082 082 0862 062 082 082 082 082 082 082
Parcent Haavy Veh, % oF B e e i i
Cap, vehih 113 807 662 87 1320 157 118 A4 A7B 58 240 118
Ariive On Graen 008 043 043 005 042 042 007 024 024 005 020 020
Sal Flow, vahih 1774 1863 1529 1774 3175 378 1774 1883 1583 1774 1172 678
Grp Valuma(v), vehh B7 AW 254 62 180 185 92 i@ 132 32 0 22
Gip Bat Flow(s)vohmin 1774 1863 1529 1774 1770 1781 1774 1863 1583 1774 0 1750
Q Serve(g. ), 3 35 16 T Sy 1. AU % SRR TR b7 (R 11 SRR Ty 13 00 84
Cycla O Claar(g_c), 8 a8 181 B2 25 48 49 37 40 81 13 00 84
Frop In Lane 1.00 100 100 021 100 100 100 0,33
Lane Grp Cap(c), vehih 113 807 682 B7 M1 A6 118 444 A8 B8 0 3m8
VIC Ratio(X) 077 062 036 071 024 025 070 028 035 086 000 062
Aval Capic_a), vehih 243 807 662 143 741 746 182 730 @21 143 0  Gdb
HCM Platoan Ratio 100 100 100 100 100 100 100 100 100 100 100 100
Upetraam Filter) 100 100 100 100 100 100 100 100 100 100 000 1.00
Uniform Dalay (d), shvah 337 180 141 32 137 138 385 27 U1 348 00 264
Inér Dalay (d2), avih 07 35 17 103 08 08 18 05 08 79 00 25
Initil € Dalay(d3)s/veh 00 00 00 00 00 00 00 00 00 00 00 00
%o BackOIQ(50%)vahdln 20 BB 38 15 25 26 22 21 23 08 00 43
LnGrp Dalay(d),shvah 44, 3 ws 15 ? 45 15 ME 443 B2 B 4T 00 289
LnGirp LOS B b "B B P & & Qb C
Approach val, vehh 80 azr 360 253

Approach Delay, siveh 210 1.9 2.0 30,6

Approach LOS € B ¢ ¢

Assigned Phs 2 3 4 & ] ! 8
Pha Durntion {G+Y+Rc), s . 36.1 84 184 81 350 69 2148
Change Perlod (Y+Rc), 5 48 48 45 456 48 48 48 48
Max Green Sefting (Gmax), s 58 316 T8 210 100 Z7E 58 206
Max Q Clear Tima (g_cH1),s 46 171 67 104 6.6 68 Al 71

Grean Ext Time (p_c), s 0.0 8.1 0.0 iz 01 116 0.0 a6

[T e S S A SRS B | ) | Skl SN T ==
HEM 2010 Cid Dalay 233

HCM 2010 LOS c

HCM 2010 Signalized Intersaction Summary Synchro 8 Report
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Existing + Proj AM 5900 Severin Dr

1: Saverln Dr & Amaya Dr _17R0s
ey r AN AL A

Lane Configurations =3 T
Traffic Voluma (vehi) 8 o7 a7 109 BM ¥ B2 1w 1 i 18 a7
Futura Volurma (vahil) B3 07 87 100 681 37 162 148 112 A8 138 87
Mufriksar i # 12 1 i 16 3 i il i i 14
Iniitiail €3 (G}, vah 0 i 0 o 0 ] 0 0 ] ] 0 0
Pad-Bike Adj(A_phT) 1.00 et 1.00 088  1.00 098 100 098
Parking Bus, Ad) 100 100 100 100 100 100 400 100 100 100 100 100
Ad| Sat Flow, vehmiin 1883 1683 1863 1863 1863 1000 1863 1863 1863 1863 1863 1600
Ad| Fiow Rate, vahih B0 34 108 18 599 40 s w2 L L 8
Ad| No. of Lanes 1 1 1 1 2 0 1 1 1 i 1 0
Poak Hour Facior 082 0£2 092 092 092 082 082 082 082 082 082 082
Percent Heavy Veh, % s 2 F Fd 2 2 2 2 2 2 2 2
Cap, vah'h 116 664 538 148 1264 b4 201 G458 466 63 & 149
Arive On Grean 007 03¢ 038 o008 037 O3 041 030 0300 004 022 022
Sat Fliw, velili 1774 1863 1812 1WA 3058 23 1774 1BB3 1557  AFT4 1057 67O
Grp Veluma(v), veh/h g0 3 08 Wm  ME  AM 1880 182 122 38 0 25
Grp Sal Flow{s) vehMin 174 1863 1612 1WA 170 1813 1774 1863 1857 1774 U T
Q) Snrvalg_s), 8 40 13 38 k2 104 109 73 5.3 48 1.7 oo 103
Cycla G Clear(g_o), 8 40 1.4 3.8 h2 108 108 7.3 53 4.8 1.7 po 104
Frop In Lanao 1.00 1.00 100 612 100 100 1.00 0.38
Lane Grp Cap(c), veh/h 116 664 539 149 663 G/8 201 GAA 466 63 0 1)
WVIC RaliofX) 078 050 049 079 048 048 082 029 028 080 000 DB4
Avail Caple_a), vahih 224 684 539 186 663 6T M1 ToB 6E2 135 0 583
HEM Platoon Rafio 100 100 400 400 100 100 100 100 100 1000 100 100
Upairaam Fillag() 100 400 100 100 100 100 100 100 100 100 000 100
Unifarm Dislay (d), s/vah WA A2 TE WO 1840 180 MY NS5 1A 360 Do 282
Ingr Dalay (02}, pivah 10.6 -} 08 233 24 24 218 0.4 0.4 .8 0.0 2.5
Initial Q Delay(d3),siveh 00 00 G0 06 00 o0 00 00 00 00 00 00
%iln BackCH(50%) vehiin 23 f.3 1.7 3.5 5.7 5.8 .8 2.8 21 1.0 0.0 5,2
Lntirp Dolay(d) sfveh 413 29 188 583 NS5 N4 I NS HT 488 00 307
LniSrp LOS #] G i] E G G E C L D C
Appraach Vol, vehih 520 a7 449 283
Approach Dalay, shveh 28,2 7.4 34,5 329
Approach LOS o ¢ c ¢

1 2 3 4 6 1 B
Phs Duratlon (G+Y4Rc), 5 112 30 135 222 87  34h T4 24
Changa Perlod (¥4Rc), 8 A5 45 45 A5 45 48 4B 4B
Max Groen Selting (Gmax),s 70 285 05 270 100 254 61 304
Max G Clear Time (g_c+1),8 72 133 83 123 60 129 4.7 T3
Green Ext Tima (p_c), 0.0 4.3 0.0 35 0.1 B0 0.0 4.2
HEM 2010 Cir Dalay 284
HCM 2010 LOS G
HCM 2010 Signalized Intaraacion Summary Synchro § Repor
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Existing + Proj PM

5900 Severin Dr

1: Saverin Dr & Amaya Dr 12712018
e
2N v NNt AN

Lann Configurations T T
Trafiic Violuma {vehh) 03 468 2N 6% 300 a7 LT S I T | L - (i1}
Futura Yolume (vehh) 43 468 palt} & 300 ar 8 118 121 4 13 it
Humbar ] 2 12 i (i 1 3 ] 1 7 i 14
Initial € {Gh), vash 0 i 0 0 0 0 0 ] i 0 i
Pad-Bika AdjiA_pbT) 1.00 0a7  1.00 087 100 100 1.00 0.88
Parking Bue, Adj 100 100 100 100 100 100 100 100 100 100 .00 100
Adj Sal Flow, vahMln 1863 1863 1863 1863 1863 1900 1863 1863 1863 1863 1863 1800
Adj Flow Rata, vahh 90 408 254 62 3% 40 82 13 14 3B 74
Adj Ma, of Lanas 1 1 1 1 & 0 1 1 1 1 1 f
Pank Hour Factor 082 092 082 082 082 082 082 082 082 082 082 082
Parcant Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, vehth 118 BOB 681 A 136 W0 118 446 378 g8 M 120
frrive On Greoan 00F D43 043 OO0 042 042 007 024 024 003 031 O0F
Sat Flow, vahih 1974 1863 1528 7M. 3164 384 1774 1863 1583 1774 1188 A1
Grp Volurma(v), vahi 90 498 254 a2 181 185 12 128 132 33 0 23
Grp Sat Flow(s) vahMiln 1774 1863 1528 17 A7/0 1779 1774 1863 1583 177 0 1750
) Bervalg_g), 8 38 152 8.3 P 4.9 5.0 a7 A1 b1 1.3 0.0 B.5
Cyela Q Claarlg_c), & 36 152 8.3 2.4 4.9 5.0 af 4.1 51 1.3 0.0 B.5
Prop In Lana .00 100  1.00 022 100 100 100 033
Lana Grp Gagle), vah/h 116 805 661 8 Y3 M0 18 45 318 Lt 0 30
VIC Rafio(X) a7r 062 038 071 025 026 078 0209 035 0BG 000 082
Avall Caplo_n), vehih 243 8O 4B 143 Va6 M0 182 V2@ 620 143 [ )
HEM Platoon Ratio 1000 400 100 100 100 400 400 100 100 100 100 1.00
Upsiraam Filterl) o0 100 00 100 100 100 100 100 100 100 000 100
Untform Dediy (d), shveh HE 181 141 M3 138 138 A8 27 A1 A 00 264
Incr Daluy {d2), afvih 10.4 3.6 1.7 103 0.6 08 108 0.5 0.8 7.8 0.0 2.6
Initial € Diskay{d3),eivah 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Yoile BackORO{50%), vehin 21 B.6 3.8 1.5 25 28 22 2.2 2.3 0.8 0.0 i3
LnGrp Dalay(d) afval 40 197 158 448 W4T T 444 B2 B 427 00 269
LriGip LOS 1] B B 1] B B [B] i G 8] c
Approach Val, vehvh 843 428 kL 258
Approach Dalay, sivah 211 19.0 28,0 0.7
Approach LOS G B c G

Pha 1 2 3 4 5 fi 8
Phia Duration (G+Y+Rc), 8 B1 361 B4 105 8.3 348 68 220
Change Pariod (Y+Re), 8 A8 45 45 A5 45 48 48 45
Max Greon Sefling (Gmax), 8 59 316 15 20 W s 59 286
Max QClear Tima (gcH1),s 46 172 &7 1056 66 70 33 71
Graon Ext Tima (p_c), 5 00 80 00 33 01 16 00 36
) I e e e S S M L NIt S e s L . s
HCM 2010 Cirl Dalay 234
HCM 2010 LO3 G

HEM 2010 Signalized intersoction Summary
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ATTACHMENT D
REQUEST FOR PARKING REQUIREMENT MODIFICATION
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REQUEST FOR PARKING REQUIREMENT MODIFICATION

PROJECT ADDRFSS: 5900 SEVERIN IIX.

NWC SEVERIN DR, & AMAYA DR,
PROJECT OWNER: 5900 SLVERIN, LLC
PROJECT CONTALCT: Tvar Tectma

619-846-9505

ivari@lectma.com

REQUEST

We request that the City of 1.2 Mesa grant our Project a modification to provide parking
spaces consistent with SANDAG’s regional standards and the City’s General Plan for Smart-
Growth developments, rather than strictly comply with the City’s parking guidelines. This
Praject’s location makes it a great example of Transit Oriented Development, consistent with
local and regional Smart Growth policies, and it therefore nceds fewer parking spaces than the
City’s typical standards would require. Qur site’s proximity to the Amaya trolley station, retail
and commercial services, healthcare jobs and scrvices, schools, and recreational uses make it a
prime location to populate with the employees, consumers, students, and relevant businesses that
principles of transit oriented development and smart growth prescribe along a transit corridor.
This area doesn’L need more cars, it needs more people to support the existing built environment.

BACKGROUND

This site was a gas station for about 40 years. Between 1988 and 2009, Mobil Oil Corp.
assessed and mitigated the underground contamination at the sile. Since the gas station closed
2006, it has not anly been an eyesore, but a non-revenue generating, vacant, toxic site. Upon the
site’s initial closure in 2009, the San Diega County Department of Environmental Health (DEH)
issue a letter clearing the site for commercial uses. In Oclober, 2015, we obtained a letter, from
the DEH, clearing the site for residential occupancy. Now, our new sixteen apartment and 2
live/work unit, mixed-use, transit oriented, brownfield redevelopment project will reinvigorate this
corner of La Mesa.

‘The Project is:

s In awalkablc and bikc-able arca (Class 2 Bike Lanes);

» [Less than two-hundred feet from the Helix Academy, a market, two restaurants,
and other retail;

¢ One tenth of a mile from the Amaya trolley station, by straight line and walking;
s l.ess than a quarter a mile from Northmont Parls;

o A third of a mile from Albertson’s, US Bank, Sav-On Pharmacy, Subway, and
hair salon; and,

o Less than threec quarters of a mile from Harry Griffen Regional Park and
Grossmont High; and,

» A mile to Grossmont Center, Sharp Grossmont Hospital, and many other major
storcs and businesses.



The Amaya trolley station is significant because, outside of downtown San Diego, it is
only one of three MTS stations' served by two trolley lines: the Orange and Green lines, From
the Amaya station, one can easily go:

& [ast o El Cajon and beyond; (Orange and Green):

& West to Downtown San Diego via Mission valley (Green);

&= West to Downtown San Diego vian Spring St, Market 5€ and Commercial Ave,
(Orange);

#  One stop to Grossmont Center and Sharp Grossmont Hospital, bus lines and a
host of major stores and businesses (Orange & Green);

& One and two trolley stops to rapid & regular bug lines down University Avenue,
and down El Cajon Blvd, (Orange & Green);

s Two stops to Downtown La Mesa (Orange); and,
s Muany other options.
See the MTS Map, below.

S, -2
] T T
7 e
: I e ri e |

© Il i - B
'Y 'y

:r"ll T i
gty = L

! The other two stntions are the ones before and after Amayn.

HEGUEST FOR PARKING REQUIREMERT MODIFICATION
Page 3 of 6



Finally, SANDAG describes the area around the Amayn station this way:

Amaya Trolley Station - Existing transit-oriented development, located
adfacent to the Amava Statlon, Includes a 400-unit condominium
project. There is additfonal potential for infill av reuse of an
obsolete neiphborhood shopping center located within a quarter
mife af the station site?

Our Project is the infill to which SANDAG refers, clearly identifying this site n Transit Oriented
Development opportunity, We need to point out that, though, that our Project is well within a
quarter mile {actually, 0.1 mile) of the trolley station.

Our Project supports 28 parking spaces (including 4 handicapped spaces), which are more
than enough for 1 parking space/bedroom, and the equivalent of 1.55 spaces/du,

The basie minimum parking ratios applicable to this project are:
i) Residential: 18 du x 2 space/du = 36 spaces,

Therefore, we request n fundamental parking reduction of thirteen spaces due to the pmjeut‘s
proximity to the Amaya trolley station, its proximity to a myriad of employment, retail,
commercial, recreational, and educational uses, and because it 12 along a Class 2 Bike Lane, for a
net residential parking allocation of 23 spaces.

Further, the Code requires:
ii) Resident guest parking: 20% of total (23 spaces) = 4.6 spaces.
iiiy Commercinl: 1, 100 squnre feel x 1 spaee/250 square feet = 4.4 spaoes.

Consequently, we propose to share 5 parking spaces between commercial and resident guest
parking,

v) Total required: 23 + 5 = 28 spaces.

In its seminal publication, Parking Strategies for Smart Growth®, SANDAG Hur'l."ui;u all
ithe juﬁ:-:diq.l,igns in San Diego County to compore their allowances {or smart growth purlr.ing ;
SANDAG reviews various studies to compare parking supply and demand, Generally, SANDAG
determines that in Smart Growth arcas, particularly in Transit Orlented Developments, parking
supply exceeds parking dermand, and that parking standards are 1o high Tor some Smart Growth
Areas,

Table | (page 4, below), shows excerpted jurisdictions from the SANDAG compilation that
would necommaodate our Project’s parking projection. Table 2 (page 5) shows that by contrast, the
Project would not meet standards based on the La Mesa Code (28 spaces proposed vs, 48 spaces
required). However, based on SANDAG's Smart Growth strategles, we actually provide more

JlH AnEi s SRR T O R [EF
* hid,, p. 2, Tahle 2,
Brguesy von Pasims ReguimesusT Monmoavios

Page 3 of &



parking spaces than their suggested rates would require (28 spaces proposed vs. 25 spaces required).
For cxample, the Project would meet or exceed the parking requirements set forth by the City of San
Diego, Lemon Grove, Chula Vista and Qceanside.

Parking

BR # ofUnits Parking Ratio
Spaces

Table 1

NOTES

City of 5an Diego

1 10 1.25 12.5
2 2 1.75 14
1Ksf comml 15 15
28

Lermnon Grove
1 30 1.2% 125
2 8 1.75 14
26.5
20% mived use reduction” -5.3
212
1Ksf comml 3 3
25

Chula Vista Transit Focus District

1 i0 1 10
2 & 1 g
18
20% Parking Reducllon -3.6
14
+1 space/idu 1.4
1Ksf comrml 2 2
18

Ocaanside -typ.
1 10 1.5 15
2 21 1.5 12
27
20% Parking Reduction -5.4
214
+1 space/4-10 du bl
1Ksf comml 3 3
26.5

The City of San Yiegn offers parking reductions for
developments located in their Transit Overlay Zone .
Multifamilyresidential requirements are reduced:
studic units require 1space, 1-bedroom units require
1.35spaces, 2-bedroom units require 1.7% spacas,
Commercial office regquirements are reduced 1o 1.0-
2Y9=spaces per 1,000 square feet.

The City of Lerman Grove allowsz parking reductions in
their Downtown Village Specific Plan. Multifamily
residential requirements are reduced as fallows:
studia units require 1space, I-bedroom units reguirg
1.25 spaces, 2-hedroom units require 1.75 spaces,; 20
percent mixed-use reduction fora ecombinatian of
rasldential, office, and retail.

The City of Chula Vista details special parking
reguirements for their Urban Core Specific Plan area.
Residential multifamilyunits in theirtransit focus
area have the raduced requirement of 1 parking space
perdwelling unit, Parking Reduction Allewance 10% -
20% for TOD/Mixed-Use

1Bedroom 1.5/du + 1 /4-10 units;

2 Bedroom 1.5/du + 1 /4-10 units;

Parking Reduction Allowance 10% - 20% for TOD/Mixed-
Use

REQULS| FOTR PARKING REQUIREMENT MODIFICATION
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Tahle 2

Parking
BR i ofUnits Parking Ratlo MNOTES
Spaces
Lo Maza  Per Code
1 14 2 il In migod uso avarlayzane, tandem parking |x allowed
3 A 7 i if anelgned to o rogidential unit, as wall as shared
parking with commarclal ipaca.
Guest 7.2
1K4 T esmm g i
an.2
La Mesa Per SANDAG
1 135 1.5 Par SANDAG Parking Strategies for Sman Growth) p.17,
Fl [ 1.2% 1 Table 6
1ksf camm 20 a8
5.4
La Mesa As Requested .
1 10 i E1i] La Mesa General Plan advocates for lFﬂnIIt.-ﬂ-l‘lII'ltld
2 B 7 16 and mixed use development 1o suppart higher density
A residential uses near transpaortation corfdors orin
arear sarviced by local and reglonal translt usas,
raduction 13 Policy LU-6,14, Tha General Plan alse pramates
Subtatal 35 recuced parking requiremants for prajects near translt
s g a5 waell ax shared parking provisions for mixed-use
ikt eammi 44 Prolocts noarthese transithubs, Poliey LU-.2.3,
Sharing Comml & Suazt 4.4
an
¥ . F : W o

The recently completed Quarry (formerly the Palm Terrace) on Palm Avenue, close to the
Spring Street Trolley Station is a good look at parking concessions outside the Village #oning. The
Quarry is 0 mixed-use development on an approximately 1,5-ncre site. The project is within 0,1
miles of the Spring Street Trolley Station, but with a walking distance of 0,36 miles from the
Trolley Station. The Quarry has a total of 60 one and two bedroom apariments, and 520 square feet
of commercial space. Through o combination of parking reduction strotegies, (tondem, shared and
25% percent reduction) the Quarry achieved a 1.3 space per dwelling unit parking ratio (our Project
proposes 1.6 spaces per dwelling unit).

Another example in La Mesa is the pioneering Falrfield Residential project at the Grossmont
Trolley stop. In relevant part, the 500+ apartment project received parking concessions similar to
what the Quarry received, and resulted in 1.5 spaces per unit,

Other projects in neighboring jurisdictions with similar parking ratios are:

REQUEST FOR PARKING REQUIREMENT MODIFICATION
Page 5 of 4



a  The Harbor View Condominiums in National City have 75-units and 115 spaces or 1.53
spaces/unit, Tt also includes almost 13,000 SF of commercial space.

¢ The Centra Condominiums in National City have 60 units and 108 spaces or [.8 spaces/unit;
although, the City required only 72 spaces or 1.2 spaces/unit.

+ Courtyards at Kimball, in National City, has 173 units and 215 parking spaces, or 1.24
spaces/unit.

» The 201-unit Paradise Creck Affordable Tousing Project in National City (WI ' TOD) is
under construction and has a requirement for 236 spaces or 1.17 spaces/unii; however, the
developer is providing 336 or 1.67 spaces/unit.

e Citron Court in Lemon Grove has 35 units that range from 1 to 2 bedrooms, providing 1
parking space per unit.

The common denominator among these projects, are the overarching sustainability concepts
expressed in The [.a Mesa General Plan:

s Evaluate the short-term and Jong-term impact on valuable resources such as water, encigy,
and open space when making Jand use decisions, Objective LU-6.1.

» Thc Plan advocates for transit-oriented and mixed use development to support higher
density residential uses near transportation corridors or in areas serviced by local and
regional transil uses, Policy LU-6.1.4,

e The General Plan promotes reduced parking requirements for projects near transit as well as
shared parking provisions for mixed-use projecis ncar these transit hubs, Policy LU-4.2.3.

CONCLUSION

The Project proposes a mix of residential and commercial uses in an arca of the City that is
very well served by transit as well as proximate to shapping, jobs and schools. The project is a
model of desirable Transit-oriented and Smart Growth development, and supports several key
sustainability concepts outlined in the City of La Mesa’s General Plan. While the project does not
provide parking per the City’s typical standards, it exceeds in nearly every case the parking ratios
accepted for similar projects not just in La Mesa, but in several other jurisdictions in San Diego
County, based on SANDAG’s Smart Growth parking strategics. The Project will provide 28
parking spaces for a ratio of 1.6 spaces/unit, which exceeds SANDAG’s minimum requirements
(1.2 spaces per unit) for 28 parking spaces. Given the Project’s unique attributes and its consistency
with local and regional Smart Growth policies, we respectfully request that the Planning
Commission grant the requested modification and approve the Projcct as proposed,

REQUEST FOR PARKING REQUIREMENT MODIFICATION
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DRAFT RESOLUTION NO. PC-2016-xx

RESOLUTION APPROVING SITE DEVELOPMENT PLAN DAB-16-01
(5900 SEVERIN LLC) - A REQUEST TO CONSTRUCT A NEW 18-
UNIT APARTMNT BUILDING INCLUDING TWO LIVE-WORK UNITS
ON AVACANT SITE ADDRESSED AS 5800 SEVERIN DRIVE IN THE
CN-G-D (NEIGHBORHOOD COMMERCIAL / GROSSMONT SPECIFIC
PLAN OVERLAY / URBAN DESIGN OVERLAY) ZONE.

WHEREAS, the Planning Commission of the City of La Mesa did hold a duly noticed
public hearing on August 3, 2016 and accepted public testimony in considering Site
Development Plan Review DAB-16-01, a request to construct a new 18-unit apartment
building including two live-work units on a vacant site addressed as 5800 Severin Drive in
the CN-G-D (Neighborhood Commaercial / Grossmont Specific Plan Overlay / Urban Design
Overlay) zone; and,

WHEREAS, the development site is within 0.4 mile walking distance of the Amaya
Drive Trolley Station and Transit Center; and

WHEREAS, on July 11, 2016, the Development Advisory Board reviewed and
recommended approval of the project subject to various conditions of approval; and

WHEREAS, on July 11, 2016, the Desigh Review Board reviewed and
recommended approval of the project subject to City Councit ratification of DR 16-01; and

WHEREAS, this request is Categorically Exempt from review under the California
Environmental Quality Act, Class 32; and

WHEREAS, the FPlanning Commission did receive and consider a request to waive
the requirement in La Mesa Municipal Code Section 24.06.030.G to construct a 6-foot tall
masonry zone boundary wall along the development site’s west property line; and

WHEREAS, the Planning Commission did receive and consider a request to modify

parking standards for the development to i) reduce required parking for the transit oriented
development and ii) share resident guest parking with commercial use parking; and

WHEREAS, the Planning Commission did receive and consider a staff report for the
proposal.

THE PLANNING COMMISSION FINDS AND DETERMINES AS FOLLOWS:
Grossmont Specific Plan Overfay Zone Findings

1. That the proposed use is consistent with the Grossmont Specific Plan.

The Grossmont Specific Plan identifies numerous “development parcels” within the Plan
Area and gives specific recommendations for the development of those parcels. The
subject property is identified as Site 11. The plan acknowledges the former gas station use
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of the site, recommends the installation of landscaping, and states that new development
should be complimentary to the shopping center across the street and the adjoining
apariment project to the west.

The mixed use project is consisient with the Grossmont Specific Plan because the project
provides infill development and a transitional use between the commercial and residential
uses to the north, east, and west. The project fits within the context of the area as called for
in the General Plan. The project is located near the Amaya Drive Trolley station which
provides over 230 parking spaces and serves the eastern portion of the City, including the
adjacent large apartment complexes.

2. That adequate parking is provided.

Two existing driveway openings are provided along the Severin Drive frontage, and 28 off-
street parking stalls are proposed for the project as shown on the site plan. For multi-unit
residential projects, parking is typically required at 2 parking spaces per dwelling unit. For
commercial projects, parking is typically required at a ratio of 1 space per 250 square feet
of gross leasable area. City policies and crdinances provide for parking reductions and
modifications to encourage transit-oriented development. In the discussion of the
Grossmont Trolley Station the Grossmont Specific Plan states that “Parking requirements
should be reduced for proposed uses based upon projected transit ridership”. While this
statement is specific to the Grossmont Trolley Station, consideration is made for the Amaya
Station and adjacent properties given the policies of the 2013 General Plan which promote
parking reductions near transit.

The applicant provided a narrative in the staff report describing the reasons for the
proposed parking modification, including the proximity to trolley access. The Amaya Trolley
Station is located to the southwest, across Amaya Drive. Planning Commission review of
the parking modification is in accordance with La Mesa Municipal Code Section
24.04.020.G.

The applicant’s request for parking requirement modification is shown on Appendix D of the
Traffic Assessment Letter prepared for the project. The request notes that the Amaya
Station is only one of three MTS stations providing service to two trolley lines outside of
downtown San Diego, the Orange and Green lines, and that the subject property is 0.1 mile
from the trolley station. The request includes a discussion of comparable local projects and
examples from National City and Lemon Grove. Table 1 of Appendix D shows that if the
site were located in San Diego, Lemon Grove, Chula Vista or Oceanside the parking
requirement would be comparable or less than what the applicant proposes, that is 28
parking spaces. Table 2 compares La Mesa code requirements, SANDAG parking strategy
ratios and the project as proposed.

The Grossmont Specific Plan states that “from a regional perspective, the higher use of the
Trolley and other transit services will reduce traffic congestion and improve air quality.
Encouraging more intense development along the trolley corridor will increase support for
mass transit services. It further states that * while thera is no regional model for parking
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reductions associated with transit facility developments at this time, such reductions should
be included as part of any project approval.” The applicant has requested consideration of a
modification to the parking requirement of two spaces per unit to 1.3 spaces per unit. A
30% reduction is proposed for the entire project.

It should be noted that the City of La Mesa Downtown Village Specific Plan states that the
parking standards may be reduced by 25 percent for residential projects due fo the close
proximity of the Trolley Station. The Grossmont Specific Plan and the Downtown Village
Specific Plan provide evidence of City policies that support parking reductions near transit.
While the City of La Mesa's zoning ordinance does not specifically address parking
reductions associated with transit-oriented develapments, the two specific plans show that
the City recognizes that projects near a irolley station could have reduced parking
requirements. This, coupled with the reduced parking requirements of other projects and
municipalities indicates that the 30% reduciion request is reasonable and consistent with
City policies and similar projects in other jurisdictions.

3. That the project will not adversely affect the surrounding circulation system.

The project proposes two driveways on Severin Drive for ingress/egress to internal parking
lots. The additional traffic generated by the project is a small portion of the designed
capacity of Severin Drive and Amaya Drive. The project is anficipated to generate 108
average daily trips (ADT) based on a trip generation rate of 6 ADT per unit for apartment
land uses. Apartment land uses constitute “any multi-family units more than 20 du/acre in
accordance with published SANDAG rates, as explained the Traffic Assessment Letter
prepared for the project. The regional standard of practice for live/work units is to assess
the trip generation based on the residential units.

The segment of Amaya Drive from Severin Drive to the SR-125 is classified as a Parkway
Arterial in the Circulation Element of the La Mesa General Plan, with a target capacity of
30,000 average trips per day. Amaya Drive is currently identified with about 13,500 average
trips per day in the vicinity of the subject property. Severin Drive north of Amaya Drive is
classified as a Local Collector in the Circulation Element of the La Mesa General Plan, with
a target capacity of 8,000 average trips per day. Severin Drive is currently identified with
about 5,200 average trips per day in the vicinity of the subject property. The streets
abutting the project site have the capacity to accept 108 estimated trips from the
development and maintain an acceptable level of service in accordance with General Plan
policies. The project would not adversely affect the surrounding circulation system.

4, That the design of all new buildings is consistent with design guidelines as
established by the City Council.

The Urban Design Program identifies the Grossmont Specific Plan area as a "special
design district" and major commercial nodes such as the area north of the intersection of
Amaya and Severin Drives as “visually sensitive areas”. The architecture of the project
has a unified design theme, consistent use of materials and colors, and is of a scale
consistent with the neighborhood. On July 11, 2016 the project was reviewed and
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approved by the City's Design Review Board, and the design of the projeci will be subject
to ratification by the City Council at a future date. The design of the project is consistent
with design guidelines as established by the City Council.

Waiver of Zone Boundary Wall

1. That the Zoning Qrdinance requirement for a 6-foot tall masonry zone boundary wall
is found to be unnecessary for this project due tfo similar (residential} land use of
both sites. Given the presence of existing and proposed fencing and wall structures
along the westerly zone boundary, and the orientation and design of the proposed
improvements, the requirement for a 6-foot tall masonry zone boundary wall is found
to be unnecessary and shall not be required for this project.

Shared Parking

1. That all uses can be sufficiently served, with shared parking between resident
guests and commercial uses, due to the varying peak hour demand times and
varying hours of operation between uses.

Reduced Parking

1. That adequate parking is provided as per the Grossmont Specific Plan and other
City policies because the proposed transit-oriented development will provide a
parking ratio of 1.566 spaces per residential unit.

NOW, THEREFORE, BE IT FURTHER RESOLVED BY THE PLANNING
COMMISSION OF THE CITY OF LA MESA AS FOLLOWS:

1. The foregoing findings of fact and determinations are true and hereby made a part
hereof.
2. The Planning Commission approves Site Development Plan DAB-16-01 subject to

the conditions shown in the Development Advisory Board Certificate of Action,
including waiving the requirement for a six-foot zone boundary wall and approving
the request for a parking modification to reduce and share required parking as
shown in Exhibit A.

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the
City of La Mesa, California, held the 3™ day of August 2018, by the following vote, to wit:

AYES:
NOES:
ABSENT:
ABSTAIN:
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[, Chris Jacobs, Deputy Secretary of the City of La Mesa Planning Commission, do
hereby certify the foregaing to be a true and exact copy of Resolution PC-2016-xx, duly
passed and adopted by the Planning Commission.

Chris Jacobs, Deputy Secretary

La Mesa Planning Commission
Eacp2018\Resoiutions\PCA\Re-2016-xx_Severin.dag



CITY OF

LA MESA

JEWEL of the HILLS

INTEROFFICE MEMO

CERTIFICATION OF

DEVELOPMENT ADVISORY BOARD ACTION

FILE:
MEETING DATE:

SUBJECT:

DETERMINATION:

DAB 16-01 (5900 Severin LLC)
July 11, 2016

Site Development Plan DAB 16-01 - Consideration of a new
18-unit apartment building including two live-work units on a
vacant site addressed as 5800 Severin Drive in the CN-G-D
(Neighborhood Commercial / Grossmont Specific Plan
Overlay / Urban Design Overlay) zone. Assessor's Parcel
Number; 486-750-02,

After reviewing the various comments from the City
departments, the Board duly made a motion to recommend
approval of Site Development Plan DAB-16-01 to the La Mesa
Planning Commission, subject to the following conditions:

THE APPROVAL PROCESS FOR THIS PROJECT CONSISTS OF THE FOLLOWING

ACTIONS:

a. Planning Commission review of Site Development Plan 16-01 for the proposed
new construction project and for the proposed parking modification.

b. Design Review Board approval and City Council ratification of Design Review
DRB 16-01.

A, THE FOLLOWING CONDITIONS MUST BE SATISFIED PRIOR TO ISSUANCE OF
BUILDING AND GRADING PERMITS:

Planning Department:

1. This Site Development Plan authorizes a new apartment building including two
live-work units subject to Planning Commission approval of the Site Development
Plan and parking modification and City Council ratification of DRB 16-01.
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A minimum of 28 off-street parking spaces shall be provided in accordance with
the following calculations:

a)

b)

c)

d)

A minimum of 23 parking spaces shall be provided to serve the 18
proposed dwelling units (1.3 spaces per unit), plus

Five (5) additional parking spaces for shared retail business use
associated with the two live-work units consisting of 1,100 square feet and
resident guest parking. This is calculated as follows:

Comrmercial / retail use parking: 1 parking stall for every 250 square
feet of area x 1,100 square feet yields 4.4 parking stall.

Guest parking: 20% of total residential parking yields 4.7 spaces or
5 spaces.

Parking serving businesses and guests of the property shall remain
accessible at all times and shall be identified by appropriate signs.

The applicant shall obtain Flanning Commission approval to share parking
between commercial and residential uses, and to reduce the parking ratio
from two parking spaces per dwelling unit.

Up to three (3) parking stalls for the disabled shall be provided as shown
on the development plans.

Parking lot layout and driveway conditions:

a)

b)

d)

Driveway openings for two-way service shall be a minimum of 20-feet in
width.

The applicant shall provide 9’ x 19" standard parking stalls with a 25-foot
drive aisle backup. There shall be no ohstructions within these minimum
areas.

Parking spaces bounded on a side by a post, wall or fence more than 1
foot in height shall be increased in width by 1 foot, measured from the face
of the obstruction.

The maximum grade of any parking surface and its adjacent backup area
shall be no more than 5% in any direction. The gradient of all parking
areas and driveways shall be noted on the grading plans, and shall meet
City standards.

All proposed walls, fencing and gates shall be constructed of ormamental
materials that enhance the overall appearance of the project, and shall be
approved by the Planning Director in accordance with Section 24.06.030.G of the
Zoning Ordinance. A zone boundary wall, in accordance with Section
24.06.030.G of the Zoning Ordinance, shall be required where the site abuts
residentially zoned property unless waived by the Planning Commission.
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10.

11.

12.

The applicant shall provide a letter from EDCO showing that trash and recycling
service is available to serve the project. The applicant shall provide a trash
enclosure containing trash dumpsters and areas for the storage of recyclable
materials. The enclosure shall be located at least 20 feet back from the street
curb, shall be constructed of solid masonry walls with solid gates, and shall be
constructed of decorative, durable materials. Trash enclosures shall be subject to
review and approval of the Community Development Director in accordance with
Section 24.06.030.H of the Zoning Ordinance.

The applicant shall submit a lighting plan and lighting details for all exterior
elevations and parking areas. All proposed exterior lighting fixtures shall be
ornamental in design and shall be designed, installed and maintained to project
light primarily on the subject property, and shall not be focused on adjacent
properties. All parking areas shall he provided with security lighting.

The applicant shall note on the building plans that all proposed signage shall be
issued under separate permit and shall be subject to Title 15 of the Municipal
Code.

All construction shall comply with the recommendations of the Noise Impact
Analysis prepared by Eilar Associates, Inc. and received by the City of |.a Mesa
on January 7, 2016. Building features identified in the Noise Impact Analysis
shall be reflected in the building plans submitted by the applicant.

The applicant shall note on the grading, building and landscape plans that, during
earthwork operations, the contractor will adhere to all requirements of the Soil
and Groundwater Management Plan submitted by Snydergeologic on May 12,
2016, to manage any contaminated soil and groundwater encountered at the site
during project construction. Following the conclusion of soil and groundwater
monitering activities, the applicant shall prepare a report summarizing the field
activities relative to reuse of soil on-site or off-site disposal.

The applicant shall note on the grading, building and landscape plans that, during
construction operations, the contractor will adhere to all requirements of the
Greenhouse Gas Screening Letter submitted by Ldn Consulting, Inc. on May 12,
2016, regarding construction-related emissions.

Building plans shall note that all commercial spaces shall only be used for
permitted commercial or office uses. The commercial space may not be used for
residential use or for storage.

The applicant shall submit for review and approval [andscape and irrigation plans
in conformance with City standards and the State of California Water Efficient
Landscape Ordinance regarding water efficiency regulations. A landscape
deposit shall be made for third party landscape plan check and inspection
services. The applicant shall provide plans detailing all utilities to demonstrate
that there are no conflicts with the proposed landscaping. Landscaping and
monument signs shall observe sight-distance visibility requirements in
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13.

14.

15.

accordance with Section 24.05.030.N of the Zoning Ordinance.

A note shall be placed on the building plans stating that should any archeological
(cultural) or paleontological (fossil) resources or human remains be discovered
during construction-phase ground-disturbing activities, all work in the immediate
vicinity must stop and the project applicant shall notify the City of La Mesa
immediately. A qualified professional shall be retained to evaluate the finds and
recommend appropriate action. For human remains, the applicant shall notify the
County Coraner. For human remains determined to be of Native American origin,
the procedures outlined in GEQA Section 15064.5 (d) and (e) shall be followed.
The applicant shall ensure, to the satisfaction of the City and the Native
American Heritage Commission, if applicable, that appropriate measures are
undertaken prior to resuming any project aclivities that may affect such
resources.

The applicant shall provide correspondence from the US Postal Service
approving the mailbox location.

The applicant shall prepare and submit plans in conformance with the approved
exhibits and conditions of approval for DAB 16-01 and DRB 16-01. A note shall
be placed on the building plans stating that prior to final inspection sign off and
release of electrical service, the site and buildings shall be inspected for
substantial conformance to the approved exhibits and conditions. The exact
materials and colors of all proposed structures shall be prominently noted on all
plans and exhibits.

Engineering Department:

16.

17.

18.

19.

The applicant’'s engineer shall ensure that the design and construction of all
improvements shall be in accordance with standard plans and specifications of
the City of La Mesa, and subject to the approval of the City Engineer.

The applicant shall submit all plans and supporting documents concurrently for
plan check and approval as required for all sewer, water, street, and sidewalk
improvements. Plans shall be prepared by a Registered Civil Engineer and
approved by the City Engineer. All street dedications, alignments, widths, and
geometrics shall be as approved by the City Engineer.

A precise grading, drainage and erosion control plan shall be prepared by a
Registered Civil Engineer in accordance with the City of La Mesa Grading
Ordinance Title 14.05 showing all buildings, access roads, parking, driveways,
landscaping, and drainage. The grading and erosion control plans shali be
submitted for plan check and approval of the City Engineer and Planning Division
prior to approval of the Grading and Building Permits.

Where off-site improvements are proposed to be constructed {(including, but not

limited to, slopes, public utility facilities, and drainage facilities), the applicant
shall obtain all necessary easements, or other interest in real property, at their
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20.

21

22.

23.

24,

25.

26.

own expense and shall dedicate the same to the City as required.

Off-site improvements within the public right of way beyond the parcel boundary
may be required to be installed as determined by the City Engineer to provide
proper transition to the street and sidewalk, and to address drainage.

Sight distance requirements at all street, common drive, and/or driveway
intersections shall conform to the intersectional sight distance criteria provided in
the California Department of Transportation (CalTrans) Highway Design Manual
and Section 24.05.030.N of the City of La Mesa Municipal Code.

Fences, walls or cut banks running parallel with a driveway which exceed a
height of thirty-six (36) inches shall not be permitted within a distance of five (5)
feet from the property line at the street.

The applicant shall install street trees with pedestrian friendly tree grates in the
sidewalk and contiguous with the curb, equal to 1 free for every 40 feet of
property frontage along Amaya Drive. (Refer to SDRSD L4 and LMSD LS1
through LS3.}

A hydrology report prepared by a registered Civil Engineer shall be fumnished to
establish the adequacy of the drainage system and the base flood elevation of
the 100-year storm. The report must support the design and sizing of any water
quality BMPs to treat the 85th percentile storm in perpetuity.

a) Hydrologic and Hydraulic analyses shall be based on the County of San
Diego Hydrology and Drainage Design Manuals, most current editions.

) Report must clearly address pre-development and post development off-
site discharge, and erosion potential. Any post-development increases in
off-site discharge, and erosion potential must be minimized, justified and
mitigated to the satisfaction of the City Engineer.

The method of disposing of surface water from the site shall be submitied and
approved by the City to assure that the site will drain to the street or to a natural
watercourse. New drainage facilities, and private maintenance agreements or
covenants may be required.

The applicant shall comply with the Storm Water Pollution Control Ordinance
(City of La Mesa Municipal Code Chapter 7.18) and the State’s current General
NPDES Storm Water Permit. The applicant shall show evidence that a Notice of
intent (NOI) has been applied for and fees paid to the State Water Resources
Controf board prior to issuance of a grading permit. A Water Quality Technical
Report (WQTR) shall be provided and shall accompany the grading plan
submittal.
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27.

28.

29.

30.

31.

This project shall comply with the City of La Mesa hydromodification
management requirements. For more information please refer to the City of La
Mesa website at hitp:/iwww.cityoflamesa.com/stormwater, and click on the
Development Reguirements tab.

The applicant/developer shall provide adequate erosion control devices at the
completion of each phase of grading. This shall include landscaping and
temporary irrigation systems on exposed slopes. Such temporary measures shall
he subject to the approval of the City Engineer.

Site operations shall comply with City of La Mesa Municipal Code Chapter 7.18
Storm Water Management and Discharge Control Program. A completed City of
La Mesa storm water management permit application shall accompany the
grading plan submittal.

The development plan(s) shall clearly show compliance with the criteria of the
City of La Mesa Storm Water Standards Manual for Priority Development
Projects. Each component requiring maintenance shall be perpetually maintained
by the property owner and located on private property. These include the
following:

a} A post-construction Water Quality Technical Report and recorded
maintenance agreement pursuant to Title 7.18 of the La Mesa Municipal
Code shall be required. Compliance requires post-development BMPs.
Each (BMP) component requiring maintenance shall be, perpetually
maintained by the property owner and located on the private property.

b) Drain impermeable rooftops, sidewalks, walkways, and patios through
adjacent landscaping or other pervious surfaces to maximize infiltration
and provide vegetative filtration.

Post Construction BMPs

a) Tree box/modular wetlands are only allowed if bio-retention style IMPs are
proved to be infeasible. Vault/Separator style units are not allowed.

b) Each drainage management area that discharges into the public system
outlet or street shall have storm water quality controls, and shall be
maintained by the property owner and located on the private property

¢) A post-construction Water Quality Management Plan and recorded
maintenance agreement pursuant to section 7.18 of the La Mesa
Municipal Code shall be required. Perpetual maintenance requirements
should be considered when selecting appropriate BMPs.

c) Trash enclosures shall be covered to prevent rainwater intrusion or

-
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32.

33.

34.

39.

36.

37.

38.

otherwise designed to prevent offsite migration of contaminants.

Prior to grading of any part of the project, a comprehensive soils and geologic
investigation shall be conducted of the geolegic formations, soils, and slopes of
the site. A soils investigation report verifying that the site is suitable for the
proposed development shall be prepared by a licensed civil or geotechnical
engineer. All necessary measures shall be taken and implemented to ensure
slope stability, erosion control, and soil integrity.

Potable and fire suppression water improvements are separately approved by,
and bonded with, the Helix Water District prior to approval of the grading plan.
Please submit with Helix Water District concurrently to avoid project delays.

The applicant shall show the following information on the site plan with illustration
and notes:

a) The sanitary sewer main, sewer service lateral and property line clean out
shall be identified. A clean out and back water valve shall be installed if
one does not exist.

b) The rim elevation of the nearest upstream sewer manhole on the sewer
main and the lowesti finish floor or lowast waste water fixture unit shall be
identified. If the lowest finish floor elevation or lowest waste water fixture
unit is less than or equal to the top of the manhole elevation PLUS two
feet, then a backwater valve shall be installed.

The applicant shall pay the current Sanitary Sewer Connection Fee as
determined by the City's current fee structure.

The applicant shall obtain an Encroachment Permit prior to beginning any
proposed work within the City right-of-way.

Prior to obtaining a Building Permit, the applicant shall pay the Regional
Transportation Congestion Improvement Program (RTCIP) development impact
fee, as determined by the City's current fee structure, for each newly constructed
residential unit.

Surety (security) for improvements and/or grading shall be posted with the City of
La Mesa prior to improvement and/or grading permit approval to guarantee the
construction of all the required street improvements, drainage, grading, erosion
control, monumentation, tandscaping, irrigation, and sewer improvements. The
security shall include all on-site and off-site grading and improvements. The
amount of security shall be determined by the City Engineer based upon an
estimate furnished fo the City taken from approved plans submitted by the
engineer of work. The engineer's cost estimate should include an estimate of
utility relocation, if applicable.
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39.

The applicant shall pay “Parkiand Dedication In-Lieu Fee", according to Chapter
9.20, of the La Mesa Municipal Code. This "Parkland Dedication In-Lieu Fee", is
in addition to the Park Improvement Impact Fee to be paid with the Building
Permit Fees.

Building Division:

40.

41.

42,

43.

44,

45,

46.

47.

Plans must be complete and stamped by a licensed professional before the
Building Division will accept them into the plan review and permitting process.

Plans shall show compliance with all applicable disabled regulations as
contained in Title 24, California Building Code, Chapters 11A & 11B.

Building and grading permits for the development of the project shall be issued
concurrently.

A completed Building Location Verification, prepared by a registered civil
engineer or land surveyor, must be submitted to the Building Division, prior to the
foundation inspection of each building and any site retaining walls.

The applicant shall obtain demolition permits from the Community Development
Department prior to the demolition of existing structures.

A soils investigation report prepared by a licensed civil or geotechnical engineer
must be submitted verifying that the site is suitable for the proposed
development.

All applicable school facilities fees, as determined by the school districts, shall be
paid prior to permit issuance.

The project must comply with City's Construction and Demolition Ordinance
regulating recycling of construction materials.

Fire Department

48.

49.

The size, location, and markings of hand portable fire extinguishers shall be
illustrated on the floor plan of the construction documents.

Heartland Fire & Rescue at time of plan or permit submission will charge certain
fees for plan review and inspections. Fees will be determined at time of plan
review and/or inspections.

Police Department Recommendations:

20.

Consider installing deadbolts with one-inch throw on the front doors in a single-
action assembly.
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21.
52.
53.
54.

55.

96.

o7.

58.

bg.

60.

81.

Consider installing secondary locks on all sliding glass doors and windows.
Consider installing a wide-angled peep hole on all front doors.

Allow unit porch lights to be controlled by the property owner from dawn to dusk.
Lighting

a) The property should be well-lit at night to prevent loitering and eliminate
hiding places. Lighting should be consistent to reduce contrast between
shadows and illuminated areas. Floodlights installed under eaves provide
good illumination of these areas.

b) Install wire cages or industrial strength shatter resistant lenses over lights
within reach of pedestrians.

c) Carports / garages should be well lit, with each space having a designated
light, as well as lighting throughout the parking lot.

Bicycle storage area; highly recommended to have reinforced locks and doors to
keep equipment secured.

Trash enclosures and dumpsters

a) Dumpsters should have locked lids with an open space through which
material can be put in, but not taken out, to reduce scavenging and
nuisance behaviors.

l.andscape; Trees should be at least eight (8) feet above the ground and bushes
should be trimmed to less than three (3) feet.

PRIOR TO CONSTRUCTION - FIRE DEPARTMENT

The off-site fire access roadway is established by Severin and Amaya Drives as
shown on Exhibit A, the proposed plans. Fire access pathways (non-vehicular)
shall be provided.

Any gate or barrier across a fire access roadway or pathway, whether manual or
automatic, must meet the Heartland Fire & Rescue requirements and have
specific plans and permits approved prior to installation. Gates serving multi-
family, assembly, educational, hazardous, institutional, or storage structures
must be automatic and meet UL 325 and ASTM F 2200 standards. Knox brand
key-operated electric key switch keyed to Heartland Fire & rescue specification
are required. The Knox switch shall override all gate functions and open the
gate. Other access control systems such as Opticom, siren, etc. shall be
permitted with the approval of Heartland Fire & Rescue.

The required fire flow shail be 2,000 GPM for a 2 hour duration at 20 P3| residual
operating pressure. Documentation has been received from Helix Water District
verifying that the system is capable of meeting the required fire flow prior to
building permit issuance.

Water improvement plans shall be approved by Heartland Fire & Rescue prior to
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62.

63.

64.

89.

66.

B7.

recordation. The Developer shall furnish Heartland Fire & Rescue with three (3)
copies of the water improvement plans designed by a Registered Engineer
andfor Licensed Contractor. On-site private fire service mains shall have a
minimum of eight (8) inch water mains with six (6) inch laterals and risers. Larger
pipes maybe required to meet required fire flow regquirements, Fire hydrants
shall provide one 4" port and 2- 2 % ports and must be an approved fire hydrant

type.

Prior to combustibles being brought to the site, the developer shall provide
written certification from Helix Water District, dated within the last thirty days,
that:

a) All public fire hydrants required of the project have been installed, tested,
and approved by the water Purveyor, and

b) Are permanently connected to the public water main system, and

c) Are capable of supplying the required fire flow as required by Heartland
Fire & Rescue.

Fire hydrants shall be installed at intersections, at the beginning radius of cul-de-
sacs, and every 300 feet of fire access roadways, regardless of parcel size,
consistent with Exhibit A. The size of fire hydrant outlets shall be a minimum of
one 4 inch and two 2-¥ inch NST outlet or greater as required by the Fire Code
official.

Exception: When improved methods of fire protection are provided,
beyond those required by the Code, and accepted by the Fire Code
official, adjusted spacing of fire hydrants from those set forth above may
be considered.

Fire hydrants shall be painted per Heartland Fire & Rescue and Helix Water
District standards and be maintained free of obstructions. Blue reflective raised
pavement markers shall be installed on the pavement at approved locations
marking each fire hydrant.

Public and private water utility mains must provide the level of
reliability/redundancy determined necessary by Heartland Fire & Rescue and
Helix Water District.

If any fire hydrant is taken “OUT OF SERVICE" - Heartland Fire & Rescue shall
be notified immediately and the hydrant marked, bagged, or otherwise identified
as QUT OF SERVICE as directed by the Fire Marshal.

All flammable vegetation shall he removed from each building site with slopes

less that 15% at a minimum distance of thirty (30) feet from all structures or to
the property line, whichever is less.
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68.

69.

70.

7.

72.

73.

74.

The construction shall be in compliance with the most recent California adopted
codes in force on the date the construction permit application is filed.

THE FOLLOWING CONDITIONS MUST BE SATISFIED PRIOR TO THE ISSUANCE
OF AN QCCUPANCY PERMIT:

Engineering Department:

The applicant shail remove and replace existing curb and sidewalk if it is found to
be cracked, broken or displaced. The City Inspector will identify the limits of
removal and replacement. Pedestrian ramps will be brought up to current ADA
requirements.

Traffic control during the construction of streets which have been opened to
public travel shall be in accordance with construction signing, marking and other
protection as required by the State Department of Transportation (CalTrans)
Traffic Manual.

All street and drainage improvements shall be completed and accepted by the
Engineering Inspector prior to occupancy.

The applicant shall install landscaping and irrigation as shown on the approved
plans.

Fire Department:

Based upon the mixed use occupancy, the following systems may be utilized in
combination or for each separate use:

a) Prior to Fire Department clearance for occupancy, an automatic fire
sprinkler system shall be installed. The system shall comply with NFPA
#13 Standards for Automatic Fire Sprinkler Systems. Three sets of plans,
hydraulic calculations, and material specification's sheets for ail
equipment used in the system shall be submitted by a State of California
Licensed C-16 Contractor for review and approval, with permits issued
prior to commencing work.

b) Prior to Fire Department Clearance for occupancy, an automatic fire
alarm system shall be installed. The system shall comply with NFPA #13-
R Standard for Automatic Fire Sprinkler Systems-Multi-Family Dwellings.
Three sets of plans, hydraulic calculations, and material specification
sheets for all equipment used in the system shall be submitted by a State
of California Licensed C-16 Contractor for review and approval, with
permits issued prior to commencing work.

Prior to Fire Department Clearance for occupancy, an automatic fire alarm
system shall be installed. The system shall comply with NFPA #72 standard for

il|Page



75.

76.

7.

78.

79

Fire Alarm Systems. Three sets of plans, and material specification sheets for all
equipment used in the system and California State Fire Marshal listings shall be
submitted by a State of California Licensed C-7 and / or 10 Contractor for review
and approval, with permits issued prior to commencing work.

Prior to final inspection or occupancy, hand portable fire extinguishers are
required to be installed as directed by Heartland Fire & Rescue Fire Prevention
staff. Prior to installation, the client is directed o request a fire inspection to
confirm the locations of the fire extinguishers due to field changes with business
systems that could conflict with the construction documents.

Permanent commercial/industrial three-dimensional street numbers, minimum 12
inches in height with a 2 inch stroke, shall be provided on the address side of the
building at the highest point and furthest projection of the structure. The address
shall be visible form the street and shall not be obstructed in any manner.

Permanent multi-family three-dimensional street numbers, minimum 8 inches in
height, shall be provided on the address side of the building at the highest point
and furthest projection of the structure. The address shall be visible from the
street and shall not be obstructed in any manner. Building letter designations
shall be a minimum of 8 inches in height and shall be installed as directed by
Heartland Fire & Rescue Fire Prevention.

A Knox emergency access key box is required at each building with specific
mounting locations approved by Heartland Fire and Rescue, including ufility
rooms and to access the fire alarm panel. Recessed mount key boxes are
required. Premise keys for all buildings and areas shall be marked and placed in
the box prior to final inspection to ensure emergency access. The building
owner/occupants shall provide replacement keys whenever locks are changed.

Provide plans on AutoCAD (any release) for pre-fire planning use by Fire
Department. Information shall include locations of all exits, stairwells and roof
access. Also, gas, electrical, water, fire sprinkler, and standpipe valves and
shutoffs, and elevator and electrical equipment rooms, fire alarm panels, remote
annunciators, and RTU/HVAC detectors.

THE FOLLOWING CONDITIONS MUST BE SATISFIED PRIOR TO THE
ACCEPTANCE OF IMPROVEMENTS AND FILING OF THE NOTICE OF
COMPLETION:

Engineering Department

80.

81.

The applicant shall install street trees according to the approved landscaping
plan.

Street name signs, street lighting, and traffic control devices shall be built to
City standards and as required and approved by the City Engineer and the
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Traffic Engineer. The applicant shall pay all applicable fees, energy
charges, and/or assessments and shall privately maintain said lights.

82.  Caertification of the as-built elevations of the structures shall be furnished to
the City Engineer prior to release of bonds,

83. The exact limits of pavement and sidewalks shall be approved by the City
Engineer. Street structural sections shall have a gravel equivalent of a
minimum of 4" AC over 8" CL-ZAB with a T.l. of 6.0, Geolechnical tests of
the existing pavement are subject to approval of the City Engineer in the
fisld during project inspection, Existing public improvements will be repaired
to good condition and proper alignment, as may be required for proper tie-in,

84. The applicant shall complete grading in one operation. All Best BMPs and
improvements shown on grading and site development plans shall be
installed.

85, The developer, contractor or landscape architect shall provide a letter to the
Community Development Department stating that all landscaping, irrigation,
drainage, and hardscape was installed according to City standards. A
Certificate of Completion for landscape improvements shall be submitted, as
required by the State of California Code of Regulations, pertaining to water
efficient landscapes.,

86, The applicant shall construct the project in substantial conformance to the
approved exhibits and conditions set forth herein. The project shall utilize the
architectural styles and materials as shown in the exhibits approved by the
City for this project.

The vote on the motion was as follows:

AYES: Dick, Sturm, Marquardt and Workman.

NOES:
ABSENT:
ABSTAIN:
ATTEST:
CLn s
Chrisflatobs

DAB Eeordinator

Ercp2iResclutionsiDABDAR 16-01 doe

13|Page



SHEET INIDEX

TS - THTLE SHEET

2 - ARCHITECTLRAL STEALAN

LN - GRADHMG PLAM MOTES AND LEGEID
L1 - PRELPEAAY GRADENG PLAN

EX - EXISTING STE OOMINTRCMS

Ll - LAMDSTARE CONOERT PLAN

L2 - LAMDSTARE PLAN WOTES AND LEGEND
W - LAMDSCAPE WLl AMD FEMICE FLAM

Al - COMCEPTUAL URET PLAME

AL - BASEMENT AMD RRST FLODA OOMPCSITE
A - EOOMND AMD THRD LGOS COMPOSTE
A - CIORCEPTIUAL ReOsOF FLAM

A5 - COCERTUAL ELEWA T

AL - COMCEFTUAL PFERIFECTIVES

AT - DOPEG BB DG HERCHT | SECTHONS
AT - CBC BLEUDRG HEMGHT §SECTRNE
ATY - CBC ELBLDNNG HENGHT J SECTROMNS

5900 SEVERIMN LA MESA, CA T TITEESHEET - TI

5900 5 3 .L'.': LT &, MOl 1 " T 235 5 Hinsion Boad, See B4
20661 barbor bobaosd Elrwe, Soite 150 ! '-IlI Boraall, Tk 0SS
San DNego, Callbormia 2001 =ETuRE L TR TR sk o

DENMATHT HATLEETIES



PROJECT SUMMARY

APN I 4B£750-03-
ZOH'%IG: msdw
COMMERCIAL

1Ko s
16 Hovies
e S
FARKING AR 155 DAy
AT MG
AN AREA BEDBAH
ram | mE W o
4 FLAN2 THSE [[4]:3
8 PANS sixsF ey
1 A Lowst 1625 (WEWORK TH
WAL RETE
PARKING SLTIHARY.
REQLERED:
RESIOENT - FEMDU=1X 13 = 3§ SPACES
A hiricen sgacert b preseiny e
Amaya wolcy staion, for  net resitencil park'ng 1%oration o 21 1paces,
cUsT- WhOFBE = 5SPACES
v COHHERCIAL - 4 LOGOSF = 1300 750 =44 FACES
. - SHARED - S SPACES BETWERN COMMEAGIAL AND GUEST
- z0 TOTALREQURED . 21 RESDENT +5 SHARED =20 SPACES
-~ j E THE PROPOSHD PARKING RECKICTIIN AND SHARES PARKEING K SUBJECT T4
- gk RAMSENG COMMBSON REVIEW AND AFFROVAL
= =
- 1 =30
P 2
- 0
B 2 I =
n I n
z i » o
- 3 1 ~
] I o HC L] I 1 I
! b; 7! > u z
| 7 7 S =
2 — T e
s E s & Ll 1 4 \ 1 A STEFLAN NOTES
el Al | I T g e e N 3 v ! & [5T] FRopeRTY Lk
I i T | + = D [T VAR ACCESSRIE PARKING SPACE ‘WITHLOADING ZONE
L + 3 4 :-——:1-— MABOX LOCATION
: I M / F2Y Z g < %u‘wv)énu
. I I 4 é E’ ' 5] ACCESSBLE PATH OF TRAVEL
1 3 e >_ (5] covereD EnTAY
i) = [E7] RESIGENT BIGYCLE LOKKERS
1 " o l < ) SHORT-TERM BICYCLE PARKING
] 7 T [E] OPEN PARKING SPACE
1 l | E [EE] 10 ELECTRICAL EASERENT
5 & ST} TAASH ENCLOSURE
L] " =3 =3 <( [ET5) RESAINNG WALL
' i ] T T ] ST} EXKTNG PERIMETER FRNCE
B! i | _cl' é | T - . LEGEND
8 =] "o o o ” i a -
A} §| i 9 t E*T 7 . /;\ o "/ @ ACCESSIBLE PARKING STHBOL
2o Y i | NI o = u = SRR
g 1 1 2 = = e \S‘Qy\p}\ ' EXCEED 5% AND 3% REFECTWVELY
od .$ 2 $ g Tl . "/ v e FAOPERTY BNE
g p: 1 L o © =T e EASEMENTT SETBACK
s $i 59 4 i J X r/ N ,~ ,g pOA PROPOSED FREHYDRANT
. 1 59 ) e ‘q\ e 4 o AIREACCESS
QR i I3 % L VICINITY MAP
z ¢l b H
| 2 a - S.. -
_ ) )\‘;.ﬁs
(=1 R "—“N
1 a2 #5106
T \'L‘\\\\Ac"
[ ] ' - O LEGAL DESCAETION:
] ’/"\ ] FORTIGH DF LB HEQF STl HANON LAY oL 2 THE GRY OF LA HESh, COUNTY OF 11
- - DAEGO, STATE OF CALFCIKHL, ACCORDING 10 HAF THEREDF 140, 2360 FLED N THE GFFCE OF THE
- d CC’UNTTRECOADHOFSMDEGD COURNTY DECEMBER 11, 1952 DESCRIBED AS FOLLOWS:
I Phd - BEGHARNG A OF A TANGEHT 16 FEET
- - CONDNANG HOATHWESTERLY &4 THE SOUTHEASTERLY LIVE OF SAID LOT 14 THEHCE ALONG THE
[ EASTEALY LINE OF SAJO LOT 185, hORFH 13* 18" 157 WEST 150 FEET THENCE PARALIH
e / mm’mawowl“mﬂmﬂ'{?Is'mlw,esFmTDTHEWrm\’UNEOFSND
] 3 Ld 10T 158 THENCE ALONG THE YESTERLY AND SOUTHERLY UNE OF SATD.OT AS FOLLOWE: SOUTH #2°
L / #4! 75" EAST 181,05 FEET TO THE SOUTHWESTERLY CORNTR THEREOF: SOUTH 77* 4% 15" EAST 7879
- FEET 10 THE BEEGINENG OF A TARGENT 20 FEET RADA CHUAYE CORTIMURHG MOA ERLY;
,.' THENCE NORTHEASTERLY ALONG SAID CUAVE 33.95 FEET T THE POSNT OF BEGENNHG.
5900 SEVERIN LA MESA, CA
1 ULY 5, 2016 o
5900 Severln, LLC I ' 5256 S. Mission Road, Ste 404
2040 Harbor Island Drive, Suite 250 SCALE: Bonsall, CA 92003

San Diego, California 92101
O 619.243.7012 M 619.8456.9505

760.724.1198 summarch.com

& 10 W0 30 N@




CITY OF LA MESA
SHEET hoEd PRELIMINARY GRADING PLAW FOR:
-y s .. 5900 SEVERIN DRIVE

o T TR
=2 Emme mm
et S
S~ o
il e
= B e
oo A
e N SR,

T e T — ————— -1 .

- " " -
E e I B
E B i S
= E=— F =
L i Ll il

4 S i
F oA Emme
= == = ==
: BEu =
- e e -
: E& £
r BeL, ==

CfTY OF 6N WA |

h

i

I
;

=

i

LR I




B 12° 5ok

el
X R
Fr g
£X. 187 AP -
E Ne5TR0 _—
/Pﬂr OKG 5205 Esiihan____——
EX 2" GAS /
~ U s
o) Y e Ky P68 g Db PER b S0 £X GAS VALVES
/ h o Al pUT=53280 DUTZEES5]
(23 T
EX. 127 WIR B 5" 6AS: — 8E REVDVED & X, SeAL FULL
PER Dns: 820 REPLACED WD
o \ /I N
e SEWRIS) \ PR BE FRLOCATED BY ’y co. 1 Ree T
[ o B e amme, g andAs FLm589.3, O=20MFS
Tk FIR B 3208 .
— v é, EX CURE RAMF EX 36" RGP S0
e O BE REMBAED PR 090 8705
& DHG 5205
- L OUTab7d.25 \ PER RS0 D27
FROP. WATER S\ EX. SIGNAL FLAL
W/ 15T LEER
POLLUTANT CONTROL

18]

—— &)
==
. % L
B s m- & P1e 5
sy v, SR s
o saey T Bom = e 2922
- TR [ EX. 127 \OP SAR @

LE5N PER 085 IV

[ -]

tas

/ COURSE LAYER

5" RCP DU
54" TO ENSTIG STORY
HOPE. 5Y5
STRALE
PFE

(36" DRIFCE AT BTW OF AISER
FL-5705

SCAE HIS

o

RETAMANG- g

wait m\ H
AR ¥os porrian

B o

37 FRLIER"

E
S -
*'é

.

£ |

-

!
B cun I e \_ T
g o i
HP STORKGE PifE
. .
SCALE HFS
ENQINEER OF WORIC
LANDLLLRY £ SO TG
TP e, sue 2ve
B
Pty
PREPARED BY: W—W
CITY OF LA MESA
FPREUMINARY GRADING PLAN
5900 SEVERIN DRIVE
O nomark | PRELIMINARY GRADING PLAN
8HEET ND. 2 OF 2

B @0\ (2150 M) aevenn Armir immaa o siginerina\ s\ g -D7dmy Aatd, A 2010 (AR




W - s 3
N LOT 188 ) Oz \
WY MAP 2940 ey
Sy T e,
{“ﬂ ﬁ\msr RETARE WALL ~ = e \
K \ \ % ";;\E”STBM WAL

\
HIPATH GRaE \/ / &
N G arom s TR PR
\

T DNERONGIES P Y0 \
e e ol m nes b cone. uon 2
\ S B
[
Z
PR b
\

e Z\

5900 SEVERIN DRIVE s e \
AFPN: 486-750-02-00

. aser
ED O WAL
BACK QF
EreROfeHES UP To
\ O4" 0| TS ARFA
cove
AR weR
A
Y HITABRY A STORY
Y 4" STORM DRANY o U UM
A
R N & — -
N TS a0 N
S o ol
\‘ E
' By -
1, - e —

LEGEND.

THIE PLAT WAS FAEPARED BY UE OF
AUDER 1)

T &, GO, s 7226 T
LEENSE EXFRES 12/3170015

SURVEY LOCATION:
APM: 43875002

2800 SEVER DRVE
LA UESA, CA S1962

ABBREVIATIONS:
RON  RIGNT OF WAY
cone

asi ASRBLT
DAY DRAEWAY
S/ SHEWALK

€ CEHTERUBE

QI OF LA VESA \ERTICAL CONTROL TIDEX
N AMGEa0E

A5° RRASS BGC AT BITERSECRON GF
EEVERM DA AND AMAYA DR O NE
CORMER  ELEVAWGH = 570 )50

BORDARY BATA

SURVEY / BOURTDARY

EXISTMG LOT LNE
RICHT OF KAT
HETAL FEMCE

AC BERU / EDGE DF PAVELENY

CONTOUR
ERSTIG FASERENT

DYERHEAD POWER LINE

SYBOL

HO2EISTE 1250

i
{‘L—‘__—ﬁ_
[1J NDMARK

]

CITY OF LA MESA
EXESTING CONDITIONS

5800 SEVERIN DRIVE

EXISTING GONDITIONS

8HEET NO. 1 OF 1

Doz gAD7I51 9966 revertn arvele Nl \lopa exmbddi Plofdr 5/3/2016 112848 A4




Existing signal
light o remain

Bark mulch in

front of utility cabinets
Existing signal pull box to remain

.

‘ Lined biofiltration basin planted
1  withnatural grasses

o S
TR
R0 52
3 3

i7eo50y

R OIS
; h.@
%

24" bove street trecs with

accentfshrub planfing
Typieal
Existing 8 sidewall
Trash enclosure - w
=
o
Existing planted retaining Q
walls fo vemain N
conerele accent ;
paving <

5' wide Landscape Area
Mailhox location per

avchitect's plans

170 LF - 54" HDPEHMP
storage pipes

25" Drive aisle

Congrete brow ditch

Property line

24"hox street freesin 4'x 8' tree’
grates

15 gal. accent trees with screening shrub
planting

Retaining wall

Biofiltration basin

15 gal. accent
free {sti
Existing Existing
10 SDGEE, Biofilration] 5, tubluar PO pole Existing offsite perisneter Existing landscape to remain
i hee steel fence fo wall and pilasters to ¢ ’
stng asin vermain remain
power ‘pof e & Public uﬁ[ityt ‘Total Landscape Area Summary:
easeinen
Total Site Avea: 17,897

Lemdscaped Avea: 4,268

Eandscape Pereentage: 23%
HOWARD

Oree ree per 500 squave feef of landscaping
2442 a2cand aven

Landscape Concept Plan oo finienn
5900 Severin Drive A
Mo s o A Sheet1of 2

Juiy 5,206

ASBO0CIATES

laudecape architecture




nstetaion ang Halntenaqts ol s:

0 A¥GeesThibs and groundcavers $houd b res of lsectsTpessn
fungus daeaseDd (he £iiacts of previous ifestaliens, They showd
e

wel u
Fbrous root systemhich is ot rool or pof boud.
G Tress shati ba slsked or guyed unt Ihey aie sell-supportng.

noAE plasted and which
dug o Mnltﬂseasamnlmrmudnﬂh ehow 8 haatthy growth
within one year show'd be Jeplacad,

O Landseaping shoul be meinlofned Lo ensied water eMdency. A teguiar
meinienance schedule shouid Incudelbat nol be Emited 10 dreckingtl
adustingand repetring krigation aTlépmenlTieseting the cutimati

ch{FeslBCingT g in ol
landecapad areas.

G Walsring shostd ba smmmmmmunmmmmm
am of high wind or
Doap wloring pracicas sha be uECEd 1o promata tep 1ootng of
teas A ehaibs,

T Trees and shivbs showld vimemad of prmad o prevenl blocking of
Inlariarance wilh the lolowing:

2. Sight distancn views

b. Pedestian of motof vehidde accoss

e hmhﬂmmﬂmmmmmpwﬂwpmcmwne tane

. Damags to proparty Bne fances of wtructioares oa adBlaing
properties.

ICleri e

olherwtss Kept kn good bonditon.

O AMplanted sreas shaztecsys a I kayar of bark mutch b retain 563
molstoreDihada rools and feduoa waed grorath,

Isqation. Holes;

G Snporate water service khad be reCbived for g ation of Uiks o2t

Q Molstum sensing devicos ard rain sensor ovenkle systems shedbs
tsthivedDas wall Bs & smarl oontroBer wih weelher sensing capsbEy
&nd flo# mansgement.

0 Tno ystemahat be designed end adostes fo avold oversprayiiow
head deanagarand ninotf nto nonmigayed arees.

0 The sprinkief detlgh chad Lo Malched pracipllation ratss wihin each
chicul end thel bo dosighed For (T coverags,

[ p be o sepaata whih
2arvica piants with snfar water sefLirements and which are bcaled in
elmitar solar 8 Chosins.

0 tems ehadl bo Instafad grada and shl O1SE mn

Butometi conlroier whih dual of rustiple progearaning and mitipla stak
cycles.

@ Aroduced pratsura backlios preventer shel barsDived.

0 ANfandstapig shol comply wih Lhe lata of Catiomla Waler Eifieienl
Lndscape OrdinancetB-IHE0 1he Clty of Lo Masa muniipst codar
chapter MMfor water eficlen] landstape feginikns, The Itigation
syslem shalbe desioned i meel Tho KAYIA Tor Lhe steres caloated
per chapier (T

sl ot

PLANT LEGERD
Trees

Bolanleal Nama - Common Neme - WAUCOLS Mong
Legend

Sirest Trees - G bolslih

Cassin leplophylia - Gold Medafiion Tree A}

Low Water Lise - subsurface

dri]a irrigation

Moderate Water Use - low

precipitation vale rotator

irvigation heads

Low Water Use - subsurface

Shnios bubbler ivrigation

Scanenlng shiubs - Hgallon

Dodonea viscosa - Purpls hop-bush [L)

Echlur Btar of Madsina 3 Vailegated Pride of Madalra &)
Felida sellowlzna - Pineapple Guava B)

Washinglonia rebusla - MeOsan Fan Paim [E)

® Pgrimater thema reas - (L gal siCe
= Magnolia Bittla GemD Likle Gem Magnolia M)

Accont traes - [Dgnt siCa
| Bauhlnia bfakeans - Orchid Tree M)

Lavalara assurgantillora - island Malice [k}

Massing shiubs - Cqallon -_Dnalion site Water Use Swmm

O Aga\m Blua G!DWD Blua Glow Agave (1) d
rasen Rosenka &)
Calendrinla sper.labi!is Rock Purslane £} .

Chondiopetalum teclorum - Cape Rush iL) Max"‘m’ml Watlef Aﬂowance 591469
Cistus purpureus -Orchid Reckrosa L) o 2 862
Festuca SisKiyou Blust) Skkiyou Bl Fesouo I) Estimated Total Water Use 52,86
Herdenbergla Bieemall Masma Puiple Vine Lo [k}

Laniana RBold Mound 3 Gold Mound Larlana [£}
Sahvla Bvinifred GitmanD Winfred Gliman Sage @)

@ Acceant shaubs - Qgallon - Dgafion s
Aeenium EunburstD Copper Pinwhset 1)
Hespsrs!oe pamﬂom Red Yucca [E)

tiscae - Biuo G [13]

Bio-filzation Basin - Plugs O [T 0.6.
Qincus acutus - Splny Rush (A1}
CareOpansa - Californta Meadow Sadga (M)

NOTE:
Thera ara na alisting irass or shrubs on site.

Water Conservation Staterment:

arens oa fhis plan have been designed lo

Upon completing the inslataton of
deve mhmuwv!supeudmu&hﬂsmmmmm
Commmndy

VrigetionCthinage sind hamscape was hslased BCOOIG 10 ciy

of tha . This

per po
Istler shall afso nole any dmngo s Lo etiher
imgatan plans which were made during instalation. Rece!plofwsuuzl
snd final inspaction by the Depariment shel be serled prior to inal
occupancy belg pranted for the proRct,

Landscape Concept Plan
5900 Severin Drive

Julys, 2016

opEain walsr usa trsugh the use of drought infeeant and native plant
AIEHA;s Of &8 areas of jandecapacrnd the Lze of automalic imgation
syslems which WtBDe ke precipliation fals heads and dap krgaion,

Desipn Obictive;

The proael iits et pmmhem hlmuﬂm adaeenl and pcwsslha
strest
Fesidentiaf aros, Tan mired usa nnhnn nll.hn neapmidus a transition
between he b $iiounding dand usascnnd the andecaps design
rthars (e Yansiion by praviding a plenl paletie s organkistion thel
s sbruchwadiyat solens Lo budings Bs wall

e 1681

HOWARD

ASSOCIATES
lundrcape architecture
2442 aetond wvenue
tua diege ta 52101 BI TIE G&80

Sheet 2'of 2




EXISTING
RETAINING

PROPOSED >
& WROUGHT
IRON FENCE /B =% EXISTING 8
v / WROUGHT

IRON FENCE

-

5900 SEVERIN LA MESA, CA

HTJ.SJ'V“*\ .
(39) >

S BW 5840

WALL AND FENCE LEGEND

HE2 KR K EE B RETAINING WALL

e m wazm 6 FT HIGH WROUGHT
IRON FENCE

SEGMENTED RETAINING YYALL

PERIMETER FENCE iEND VIEW

72" TALL WROUGHT IRON FENCE WITH &
SQUARE TUBE PICKETS EVEMLY SPACED IN
EACH SECTION NO MORE THAN 4° APART

TRASH ENCLOSURE WALL

Hom D
12X 8"X8" PRECISION BLOCK WALL

WALL AND FENCE PLAN - WF

5900 Severin, LLC

2048 Harbor sland Drive, Suite 250
San Diego, California 9201
O 619.243.7012 M 619.846.9505

JULY 5, 2016

scALe © 10 0 30 @ N

5256 $. Mission Road, Ste 404
Bonsall, CA 92003
760.724.1198 summarch.com




GREAT ROOM

DECK BEDROOH |
105F

116

216"

T

5ot

(30 Arp

PLAN 3

POLICE DEPARTMENT NOTES
a. Use deadbelis with one Inch throw on the front door.
. Install secondary locks on sliding glass doors and windows.
c¢. Front doors should have a wide angled paep hole.

d. Allow unit perch lights to be controfled by the property
owner, Dawn {o Dusk.

a. Lighting

1}  The property should be wel-lit at night to prevent
foitering and eliminate hiding places. Lighting should
be consistent to reduce contrast hetween shadows
and illuminated areas. Floodiights inslalled undar
2aves can fluminate those areas,

ii) Install wire cages or industrial strength shatter
resistant fenses over lighls within reach of
pedesirians.

f. Trash enclosures and dumpstlers : Dumpsters should have
locked lids with an open space through which material
can ba put in bul not taken ouwl. This is to prevent
scavenging.

5900 SEVERIN LA MESA, CA

LA

Fra

GREAT ROOM

/

BEDROOH

OECK
J05F

T

HuE

PLAN 2:

1BD/IBA
720 S.F.

~

I hB?RDDH\FI[!

Al

UVEIYWORK. ‘}
|
M |
|
I |
T 1
SECOND PLOOR : FIRST FROGR
PLAN 4: LIVERWORK - 1B/28 L
IST FLR - S50 5F.
IND FIR - 530 5F,
TOTAL= 1,080 S.F.
- [0l
DECK

il

76 5F

1257

PLAN I:

STUDIO! BA

573SF

CONCEPTUAL UNIT PLANS - Al

5900 Severin, LLC

2040 Harbor island Drive, Suite 250
San Diego, Califernia 92101

O 6192437012 M 619.846.9505

SCALE: 9

JULY 5, 2016
4 8 6

Yy

£

5256 8. Misslon Road, Ste 404
Bonsall, CA 52002
760.724.1198 summarch.com




AN ! e
F I
\'\ L
'.\ l
\ . "
A ' g P
X | 3
\ L
\
\O
\n
N
COVERED PARKING ACCESS LEVEL (ELEV. 583.5)
\o
\t
5
\v
\
PLAN 4
\ LIVEWORK
% 1= ]
\ W
\
kY
FIRST FLOOR (ELEV. 587.5"} BASEMENT (ELEV, 578.5)
5900 SEVERIN LA MESA, CA CONCEPTUAL BUILDING COMPOSITE - A2
5900 Severin, LLC JULY 5,206 5256 5. Mission Road, Ste 404
2040 Harbor Island Drive, Suite 250 SCALE: o 10 20 30 ) f Bonsaf, CA 92003
San Diego, California 92101 S AR I I ARCHITECTU 760.724.F 198 summarch.com

O 6192437012 M619.846.9505




5900 SEVERIN LA MESA, CA

THIRE FLOOR

PLAN 2 \

PLAN 2 \

3209 A3d

SECOND FLOOR

CONCEPTUAL BUILDING COMPOSITE - A3

5900 Severin, LLC

2040 Harbor [sland Drive, Suite 250
San Diego, California 92104

O 619.243.7012

M 619.846,9505

SCALE:

0

JULY 5, 2016

19

20

30

5256 5, Mission Road, Ste 404
Bonsall, CA 92003
760.724,1198 summarch.com




e ~.
.'/"/ .\‘
7 \
- H
- . |
- o ’ H
o‘/ )
-"
-
"/' -
N ] 4
-
"/'
e
“,‘-’ DDDDD%
- R
- ¥ 0
- & \\a‘cﬁ\g
-'/' _.hml.@"’ﬁl
|/
e
Qo00ne H
e i
FECHANCAL WAL G - i
: : l
, .
] -
o‘/'
in -
! -
-‘/“
i ‘-/‘./.
i o
H -
“,
-"
-"
O-/
-'/
o~
"/’
Pl
.'/
-'/
/"/
e ROOF PLAN
o'/
L~
5900 SEVERIN LA MESA, CA CONCEPTUAL ROOF PLAN - A4
5900 Severin, LLC JuLY 5, 2016 5256 5. Mission Road, Ste 404
2040 Marbor Isfand Drive, Suite 250 SCALE: 1] 1 20 30 Bonsalt, CA 92003

San Diego, California 92101
0619243.7012 M 6]/9.846.9508

760.724.1 198 summarch.com




I o e e L ]
L R L L T e L
P isacrr Tl e i e e b Tl e e el Sl e S ate? By S

S T By T o S ), 5 P f g e e e D e

=i PSP o P oy b e prl e Lot mmaster = Pl oo o e
b gl foem P et e ksl o Se dntried iE e e

5900 SEVERIN LA MESA, CA

WWEST ELEVATION

MATERAC HOTE
;:1-'.!:{!:! - Wl TL T 00
OO0 - R W
ﬁlﬂ:ﬂ:ﬂ- T S P
LA « RN P DT
1."5"..'3.'-!1'5‘.‘1‘.- BT T
DO - S eI
N GATE - LK e L0
TEL WL, - B0 TR (e ey
_II-.‘.'-H.IB_&E RETASENG Wl - PRt CRET
e oo e T Pea D T D T e
BETECMACT AL BTGP LRI

SORUTH ELEVATION

f= S e ]
Al Do DAL BE CORSTTERT WIS THE SITT OF
Lo s o DECNANCE: CSAFTER B

2 ECAE PROPIDEED FOF DO, Bl
ST B R TS

COMCEPTUAL ELEVATIONS - AS

5900 Severin, LLC
3040 ko hiled Drien, Same 150
e Dérgo, Callcesia F2IE
O IS TN M T FES

JLILY 5, DEE
scue ¥ 8B MW
S -

S Bz
'-ﬂ'-l'f":'—"-':"-{.E_.--'- TR | M el s



5900 SEVERIN LA MESA, CA COMCEPTUAL PERSPECTIVES - Ab

5900 Sewerin, LLC LY S 2006 T 5565 Mion Masd, Son 404
M Harbor ki Do, Soite 230 l-ﬁ'ﬂ., N Bonell T4, 70003

Sy Drgo, Caliorndy 52151 Lo A T 1 meegerhoroen
OEEMATONE MA RS




CITY OF LA MESA ZONING - BURLDING HEIGHT:

"HEIGHT" IS THE YERTICAL DISTANCE FROM THE AYERAGE LEVEL OF THE HIGHEST AND LOVYEST POINT OF THE FOUNDATION
TO THE PLATE LINE OF THE UPPERMOST STORY.

SOUTHERN BUILDING PORTION

GRADE AT HIGHEST FOINT OF BUILDING: 583.3'
GRADE AT LOWEST POINT GF BUILD{NG: 5780

AVERAGE LEVEL BETWEEN HIGHEST & LOWEST: 5B0.65'
PLATE LINE GF UPFERMOST STORY: 6155

ZONING BUILDING HEIGHT: = 615.5" - 380.65' = 3485

. NMORTHER BUILDING PORTION

GRADE AT HIGHEST POINT CF BUILDING: 586.5
GRADE AT LOWEST POINT OF BUILDING: 5exy

AVERAGE LEVEL BETWEEN HIGHEST & LOWEST: 584.35°
PLATE LINE OF UPPERMOST STORY: &615.0°

ZONING BUILDING HEIGHT: = 615.0° - 58435 = 1065

PMATE LINE OF UPPERMOST STORY - 8455+ '-—[ |_| [—] !_l |_] |—] i_wl [Wl i_-] r] IW'] m PEA!"E LINE OF U?PER.MDST STORY - 615
FHIRD i3
FLOGR FHIRE FLOGR,
665 FHIRD FLOCR g
2 :mn 11‘1‘1‘& SECOND AOOR B
hd B S5 SECOND HOOR - ﬁ ]
E FRST FED.BRIDGE Sng
§ HOOR FIRST R.OOR e !
Sars AYG GRADE - 38435"
"1 caragpisve  HIGHEST|GRADE - 5833 LowET it st H‘?HN EMDAFd o I b
AVG, GRADE {SHIF  BASEMENT rd = o : =1 l
57?&'[ LOWEST GRADE - STRS o 1 L I 1f i: T 1 J=TE
AMAYA DRIVE iy el ; L Il
BUILDING SECTION A-A
5900 SEVERIN LA MESA, CA ZONING HEIGHT MEASUREMENT - A7
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San Diego, California 92101 " 760.724.1198 sumimarch.com

O 619243702 M 619.846.5505




GRADE PLANE: A REFERENCE PEANE REPRESENTING THE AVERAGE OF EINISHED GROLMD LEVEL ADJOINING THE
BURDING AT EXTERIOR WALLS. WHERE THE FINISHED GROUND LEVEL SLOPES AWAY FROM THE EXTERIOR
WALLS, THE REFERENCE PLANE SHALL BE ESTABLISHED BY THE LOWEST POINTS WITHIN THE AREA BETWEEN
THE BUELDINGS AND THE LOY LINE OR, WHERE THE LOT LINE IS MORE THAN 6 FEET FROM THE BUILDING,
BETWEEN THE BUILBING AND A POINT 6 FEET FROM THE BUILDING.

AVERAGE OF FINiSH GROUND LEVEL - 4.8 FEET

o - HH,‘///_"] T T r"":f_i - , !
419 LF. TOTAL BLD'G PERIMETER TILF, @SS ELEVATION  17LF. @ 593. ELEVATION
NLE @ 5794 ELEVATION 05LF @ 50345 ELEVATION
H4AD HODR LR @579.5 ELEVATION 39LE @ 583,75 ELEVATION
) Pty Figreon 35LF.  @5B0:95 ELEVATION  445LF. @ 584.4' ELEVATION
By L5LF. @ 5BI' ELEVATION 75SLE @ SB4.95'ELEVATION
sthiE [95LF. @ S8l95 ELEVATION  BLFE @ 585.15' ELEVATION
25 kS SECOND ROCH SccOND HOOR 445LF  @S5BLISELEVATION  195LF @ 5655 FLEVATION
1] a 5965 5958
=i (72 X STTT5Y + (20 X S79.1) # (22 X 579.5) + ($3.5' X 580.95) + (1.5 X 5047 + {19.5' X 581,957 + (44.5" X 58215 +
(E7° X SB3,3) + (205 X 583,45) + (3% X 503.75) + (44.5' X 584,47 + {75.5' X 564.95) + (75.5' X 58495 + (8" X 585.15) +
STORY ABOVEGRADE MANE sny _[| TRET FLOPR R Frock {£9.5° X 585.5) = 243,966.26
L I — 243.966.26' [ 419" = 582.2 FEET = GRADE PLANE
BASEMENT: A STORY THAY IS NOT A STORY ABOVE GRADE PLANE.
STORY ABOVE GRADE PLANE: ANY STORY HAVING ITS FINSHED FLOOR SURFACE ENTIRELY ABOVE GRADE
BUIRDING SECTION 8-8 PLANE, OR IN WHICH TRE FENISHED SURFACE OF THE FLOOR NEXT ABOYE I5:
1. MORE THAN & FEET ABOVE GRADE PLANE; OR
2. MORE THAN £2 FEET ABOVE THE FINISHED GROUND LEVEL AT ANY POINT,
L15Es
o ] s | 81 8 | I NN EENENE
THIAD
oo THIRD ROOR
065 THIRD ALOOR o5
His
Bl 33 SECONG s
§ 2P 5 ROOR . SECOND FLOOR,
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E §§ 565 R $LIE |
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GRADE PLANE: A REFERENCE PLANE REPRESENTING THE AVERAGE OF FINISHED GROUND LEVEL ADJOINING THE
BUILDING AT EXTERIOR WALLS. WHERE THE FINISHED GROUNEY LEVEL SLOPES AWAY FROM THE EXTERIOR
WALLS, THE REFERENCE PLANE SHAEL BE ESTABLISHED BY THE LOWEST POINTS WITHIN THE AREA BETWEEN
THE BUILDINGS AND THE LOT LINE OR, WHERE THE LOT LINE IS MORE THAN é FEET FROM THE BUILDING,
BETWEEN THE BUILDING AND A POINT 6 FEET FROM THE BUILDING.

AVERAGE OF FINISH GROUND LEVEL - 4.8 FEET

419 LF, TOTAL BLD'G PERIMETER 72LF, @ 57775 ELEVATION  7LF @& 581.3' ELEVATION
1L LF. @ 579.F ELEVATION 0.5 LF. @ 583.45' ELEVATION
11 LF. @ 5795 ELEVATION 9LFE @ 583.75' ELEVATION
135 LF @ 580,95 ELEVATION  445LF @ 584.4' ELEVATION
L5 LF @ 581" ELEVATION 755 LFE @ 584.95' ELEVATION

EXSTING COMMERCIAL 125 LF @ 581.95' ELEVATION  81F @ 585.15' ELEVATION
E BUNDING TO THE NORTH EXISTING PAD TO THENCRTH o 4451.F, @ 58215 ELEVATION  195LF. @ 585.3' ELEVATION
e __ . EXISTING RETAIRENG WALL TO NORTH s (72 X 577.75Y + (22 X 579.1) + (22' X 579,57 + (13.5" X 580.95") + (1.5' X 581") + (12.5' X 581.95') + {(44.5' X 58115 +

WY TN FE YT T T

(7' X 583,37 + (20.5' X 58345 + (39" X 581.75") + (44.5° X 5B4.4") + (¥5.5° X 584.95") + {75.5' X 5B4.95')} + (B' X 585.15% +
(£9.5' X 585.5°) = 243,966.26

243,966.26"/ 4§19 = 5812 FEET = GRADE PLANE
BASEMENT: A STORY THAT 5 NOT A STORY AROYE GRADE PLANE.

STORY ABOVE GRADE PLANE: ANY STORY HAVING ITS FINISHED FLOGR SURFACE ENTIRELY ABOVE GRADE
PLANE, CR IN WHICH ¥HE FINISHED SURFACE OF THE FLOOR NEXT ABOVE IS

. MORE THAN 6 FEET ABOVE GRADE PLANE OR

2. MORE THAN 12 FEET ABOVE THE FINISHED GROUND LEVEL AT ANY POINT.
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