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Staff recommends the following changes be made to the above-referenced staff report:

1. On page 2 of the staff report and continuing onto page 3, the final paragraph shall
be modified as follows:

Furthermore, the City’s approval accepted the applicant’s delineation of the coastal
bluff top edge as being between the 18 and 23-foot elevation. Two past permits,
including ones approved by the Commission in 1985 and one approved by the City
in 1992 determined that the bluff edge is located at the 25-foot elevation,
approximately 2 to 7 feet further inland than the applicant’s determination. The
existing single family residence was approved with a requirement that the structure
be set back a minimum of 25 feet from the bluff edge as required by the certified
LCP. As approved, the residence was located with its western wall bordering the
25-foot setback line, with no portion of the house encroaching seaward of the
setback line. Thus, any future seaward addition would invariably encroach into the
25-foot bluff top setback. Comparing the existing single family residence to that
approved exhibit, it is evident that the existing home was not built according to the
exhibit, and that the footprint of the western side of the home extends several feet
seaward of the approved plan, into the bluff top setback. The proposed
cantilevered living room would further exacerbate this encroachment by extending
approximately 20 feet further seaward, to within 5-feet of the bluff edge. The
Commission’s geologist has visited the site and reviewed the geotechnical studies
associated with the project, and concluded that the bluff edge has not receded
significantly, and is still properly delineated along the same area as was found in
the two preceding state and local permits sheuld-still-be-delineated-along-the-25-
footelevation. Thus, the proposed project is not consistent with the LCP policy
that requires a minimum setback of 25 feet from the bluff edge for all new homes
and additions. As approved by the City, the delineation of the bluff edge would
permit an additional 2-7 feet of encroachment into the required bluff top
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setback, but it should be noted that regardless of which current delineation of the
bluff edge is utilized — the Commission’s or the applicant’s — the proposed
cantilevered living room still encroaches approximately 20 feet into the bluff top
setback, inconsistent with the LCP.

On Page 3 of the staff report, modify the first full paragraph as follows:

June 4, 2015, Commission staff determined that the applicant carried out the

appropriate combined bluff retreat and factor-of-safety analysis - predicting bluff
erosion of 19 feet over the 75-year economic life of the development and a 2.2
factor of safety at the subject site - as required by current professional standards.
Thus, this issue has been addressed.

On Page 3 of the staff report, modify the fifth paragraph as follows:

The existing residence is 5,948 sq. ft. and approximately 900 sg. ft. of the proposed
addition would be located seaward aland of the required bluff top setback. Staff is
recommending that the project be approved as modified to delete all portions of the
proposed project located seaward of the 25-foot setback, as measured from the 25-
foot elevation line save for accessory structures specifically permitted by the
certified LCP.

On Page 4 of the staff report, modify the first sentence of the final paragraph as
follows:

Staff recommends that the Commission approve the proposed development on de
novo, as modified with the inclusion of 8 Z special conditions.

On Page 11 of the staff report, modify the first paragraph as follows:

Prior to construction of the current single family residence in the 1990°s 4985, the
subject property was a relatively empty, level pad that sloped downward to the
west to a series of sandstone shelves and a steep bluff face. In August, 1976, the
Coastal Commission approved Coastal Development Permit (CDP) No. F3861 for
the construction of a one-story, two-bedroom single family residence with a two-
bedroom guesthouse and garage. The residence as originally proposed to the
Commission was very close to the bluff edge, and prior to approval the applicant
redesigned the home to be located much farther back from the bluff edge in
response to concerns expressed by the Commission at that time. The approved
development was never constructed.
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On Page 11 of the staff report, modify the second paragraph as follows:

In January 1985, the California Coastal Commission approved Coastal
Development Permit (CDP) No. 6-84-568, approving construction of a two-story,
5,095 sg. ft. single family residence on the bluff top pad. The lot at that time was
developed with a gazebo, garden wall, and landscaping previously associated with
the neighboring residence to the north. The Commission’s approval imposed
special conditions requiring revised final construction plans delineating the bluff
edge at the 25-foot elevation and measuring the 25-foot bluff top setback
therefrom, redesigning the residence to be landward of the 25-foot setback area,
assumption by the applicant of the risk from wave action, the recordation of a
lateral public access easement over the portion of the property seaward of the bluff
edge, and final drainage and geology plans. It should be noted that a small,
preexisting wall was located just seaward of very southern portion of the
property’s bluff top edge, and the Commission accepted the setback for that
portion of the property being measured from that wall. That CDP expired, and the
applicant applied for and received administrative permit no. 6-87-169 for the same
development. Nevertheless, that approved development was never constructed.

On Page 19, after the third full paragraph, add the following:

In response to Commission staff’s recommendation regarding the location of the
bluff edge, the applicant has submitted additional material clarifying the basis of
their delineation and their opposition to using the current 25-foot elevation as the
bluff edge. After analyzing their submittal, the Commission’s staff geologist
clarified that the current delineation of the bluff edge on the property is
substantially similar to what both the Commission and the City determined the
bluff edge to be in the 1985 and 1992 CDPs, which is 2 to 3 feet further seaward
than the current 25-foot elevation in most places of the property [Exhibit 17]. The
applicant’s proposed bluff delineation [Exhibit 17] is located even further seaward,

and is not consistent with previous Commission bluff edge determinations or the
conclusion of the Commission geologist regarding the existing bluff edge.
However, regardless of the minor variation in the bluff edge determinations or
what bluff edge is used, whichever bluff edge delineation is used — the applicant’s
or the Commission geologist’s - the proposed cantilevered living room encroaches
approximately 20-feet into the 25-foot bluff top setback. The LCP clearly states
that a bluff setback may not be reduced to less than 25 feet for primary
development. In addition, as proposed, the cantilevered living room would
encroach to less than 5 feet from the bluff edge, which is inconsistent with the
certified LCP prohibition on any development, event at-grade accessory structures
and landscaping, being located closer than 5 feet from a coastal bluff edge.

On Page 20 of the staff report, modify the second paragraph to read:

In estimating an appropriate setback for new bluff top development, it is necessary
to first estimate the configuration of the bluff 75 years from now. The simplest
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way to accomplish this is to assume that the bluff will have the same topographic
configuration as at present, but that the entire bluff will have migrated landward
due to coastal bluff retreat. Next, it must be demonstrated that the site will have a
factor of safety against landslide of 1.5 or greater given the estimated erosion
rate. After submitting supporting materials on June 4% clarifying the original
geological survey, the applicant demonstrated to Commission staff’s satisfaction
that the appropriate analysis was carried out. The applicant’s survey predicted 19
feet of bluff erosion over the 75-year economic life of the development, and that
the site contained a factor-of-safety of 2.2, above the 1.5 minimum required.
Normally, the Commission requires an additional setback of 10 feet from the
landward edge of predicted bluff erosion so as to accommodate uncertainty
inherent in such predictions, but given the geological character of the subject site
and its history of very low erosion over the preceding 50 years, the Commission’s
staff geologist determined that a 25-foot setback would be sufficient to protect the

structure over |ts economic I|fe lheap%ea%ks—subntuﬁed—geeteehme&ks&mey

On Page 23 of the staff report, modify the first full paragraph as follow:

The development as approved by the City includes a new living room on the
seaward side of the residence located up to 5 feet from the bluff edge, which
represents an approximately 20-foot encroachment into the 25-foot bluff top
setback area required, as a minimum, for by all new habitable space in the City of
San Diego. In addition, as described above, a portion of the proposed first-floor
rear yard deck will encroach beyond extend-beyend-the-blutf-edge-instead-of
stopping-at the 5-foot bluff top setback line as required by the LCP. The LCP
policies require these minimum setbacks from the bluff edge not only to avoid
geologic instability and avoid the construction of shoreline protection measures,
but to preserve and enhance the La Jolla community’s scenic vistas of the ocean
and the beach and bluff areas. Consistent application of the bluff top setback
requirements of the LCP helps preserve this scenic quality by not unreasonably
placing development at geotechnical risk, thus avoiding the installation of
shoreline protective devices.

On Page 23 of the staff report, modify the second full paragraph as follows:

La Jolla is a popular scenic coastal community characterized by its miles of coastal
bluffs along its seven miles of coast line. This stretch of coast includes scores of
single family residences, a substantial percentage located on bluff top lots.
Setbacks provide visual relief from the cluster of development lining the majority
of La Jolla’s shoreline, stepping it back in a measured, consistent manner while
preserving open space and the scenic vistas as viewed from the numerous public
access points. Indeed, in the proximity of the just the subject property alone, there
are three public access and vista points, and the Commission’s 1985 CDP required
that the property owner place a public lateral access easement over the portion of
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the property seaward of the bluff edge. The existing residence is currently visible
from the public access point on Camino de la Costa one lot to the south of the
property, and thus the cantilevered living room will be publicly visible and impact
the scenic quality of the coastal bluffs. [Exhibit 18] Allowing the encroachment of
residential structures into the 25-foot setback, cantilevered or not, would create a
precedent for shifting the pattern of development along these bluffs seaward, and
would represent a significant change in the community character and scenic quality
of La Jolla.

On Page 27, modify Special Condition No. 1 as follows:

1. Final Plans. PRIOR TO ISSUANCE OF THIS COASTAL DEVELOPMENT
PERMIT, the applicant shall submit to the Executive Director for review and
written approval, final building plans that have been stamped approved by the
City of San Diego. Said plans shall include the following:

a. The plans shall show the current bluff edge delineation aleng-the-25-feot

elevation-ef-the-property-in an alignment consistent with the delineations of
the 1985 and 1992 CDP delineations shown on Exhibit 17 for its entire

width, and the related 25-foot bluff top setback measured therefrom.

b. All new development shall be located landward of the 25-foot bluff edge
setback except for at-grade, accessory development in the rear yard area,
which must be landward of the 5-foot bluff edge setback line.

The applicant shall undertake development in accordance with the approved final
plan. Any proposed changes to the approved final plan shall be reported to the
Executive Director. No changes to the approved final plan shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is legally required.

On Page 32 of the staff report, modify the first full paragraph as follows:

The certified LCP also defines the bluff top edge while the Land Development
Manual demonstrates how to determine such an edge. As noted previously, both
past Coastal Commission and City permit actions have delineated the bluff top
edge at the property’s 25-foot elevation. The applicant’s geotechnical analysis
originally delineated the bluff top edge between the 18- and 23-foot elevations.
However, after meeting on site with the Commission’s staff geologist and further
discussions with Commission staff, the applicant submitted additional material
clarifying the basis of their delineation and their opposition to using the current 25-
foot elevation as the bluff edge. After analyzing their submittal, the Commission’s
staff geologist clarified staff’s recommendation to indicate that the current
delineation of the bluff edge on the property is substantially similar to what both
the Commission and the City determined the bluff edge to be in the 1985 and 1992
CDPs, which is 2 to 3 feet further seaward than the current 25-foot elevation in
most places of the property [Exhibit 17]. The applicant’s proposed bluff
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delineation [Exhibit 17] is located even further seaward, and is not consistent with
previous Commission bluff edge determinations or the conclusion of the
Commission geologist regarding the existing bluff edge. However, regardless of
the minor variation in the bluff edge determinations, whichever bluff edge
delineation is used — the applicant’s or the Commission geologist’s - the proposed
cantilevered living room encroaches approximately 20-feet into the 25-foot bluff
top setback, approaching Iess than 5 feet from the bluff edge, inconsistent W|th the
certlfled LCP

13. Add Exhibit 16 — Applicant’s Response
14. Add Exhibit 17 — Bluff Edge Comparison

15. Add Exhibit 18 — View of Property From Camino de la Costa Public Access

(G:\San Diego\Reports\Appeals\2014\A-6-LJS-14-0063 BC5 Camino LLC Staff Report addendum.doc)
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STAFF REPORT AND RECOMMENDATION ON APPEAL
SUBSTANTIAL ISSUE & DE NOVO

Local Government: City of San Diego

Decision: Approved with Conditions

Appeal Number: A-6-L.JS-14-0063

Applicant: BC5 Camino, LLC

Location: 6106 Camino de la Costa, La Jolla, San Diego, San Diego

County (APN No. 423-576-26)

Project Description: Amend City CDP to construct a 2,472 sg. ft. multi-story addition
to an existing 5,948 sq. ft., two-story over basement single
family residence on a 0.38-acre oceanfront lot.

Appellants: Commission Chair Steve Kinsey and Commissioner Mary
Shallenberger

Staff Recommendation: Substantial Issue and Approval with Conditions on De Novo
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PROCEDURAL NOTE

The Commission will not take testimony on this “substantial issue” recommendation unless at
least three commissioners request it. The Commission may ask questions of the applicant, any
aggrieved person, the Attorney General, or the Executive Director prior to determining whether
or not to take testimony regarding whether the appeal raises a substantial issue. If the
Commission takes testimony regarding whether the appeal raises a substantial issue, testimony is
generally and at the discretion of the Chair limited to 3 minutes total per side. Only the applicant,
persons who opposed the application before the local government (or their representatives), and
the local government shall be qualified to testify during this phase of the hearing. Others may
submit comments in writing.

If the Commission finds that the appeal raises a substantial issue, the de novo phase of the

hearing will follow, unless it has been postponed, during which the Commission will take public
testimony.

SUMMARY OF STAFF RECOMMENDATION

Staff recommends that the Commission, after public hearing, determine that a substantial issue
exists with respect to the grounds on which the appeal has been filed.

The development approved by the City of San Diego consists of a 2,475 sq. ft. multi-level
addition (69 sq. ft. basement, 949 sq. ft. first floor, 566 sg. ft. second floor, and 877 sq. ft.
garage) to an existing 5,498 sq. ft. two-story over basement single family residence with two-car
garage on a 0.38-acre bluff top lot. The existing home is currently set back approximately 15 feet
from the bluff edge at its closest point. The proposed addition includes a new first-floor living
room cantilevered from the existing structure to 5 feet from the bluff edge. The subject property
is a developed residential bluff top lot on the seaward side of Camino de la Costa, the first public
coastal road, and overlooks the Pacific Ocean in the La Jolla community of San Diego (Exhibit

2).

The primary issue raised by the subject project is that a portion of the proposed addition would
encroach approximately 20 feet into the minimum 25-foot bluff top setback required by the
certified Local Coastal Program (LCP), while accessory structures would encroach beyond the 5-
foot setback line for such structures (Exhibit 3, Exhibit 5, Exhibit 6). The LCP establishes the
default bluff top setback at 40 feet in order to maintain bluff stability and maintain the visual
quality of the scenic bluffs. The default bluff top setback can be reduced to between 25 and 40-
feet if the site and the development meet strict geotechnical requirements. Seaward of the 25-foot
bluff top setback line, the LCP only allows “accessory structures and landscape features
customary and incidental to residential uses [which] may be permitted up to the 5-foot bluff top
setback line.” The proposed cantilevered living room is part of the main residential structure, not
an *“accessory or landscape feature,” and this not permitted seaward of the 25-foot bluff top
setback line.

Furthermore, the City’s approval accepted the applicant’s delineation of the coastal bluff top
edge as being between the 18 and 23-foot elevation. Two past permits, including one approved
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by the Commission in 1985 and one approved by the City in 1992 determined that the bluff edge
is located at the 25-foot elevation, approximately 2 to 7 feet further inland than the applicant’s
determination. The Commission’s geologist has visited the site and reviewed the geotechnical
studies associated with the project, and concluded that the bluff edge should still be delineated
along the 25-foot elevation. As approved by the City, the delineation of the bluff edge would
permit an additional 2-7 feet of encroachment into the required bluff top setback.

The applicant’s geotechnical survey to determine the sufficiency of the approved bluff top
setback to protect the approved development for its economic life did not combine the 75-year
bluff erosion rate with the 1.5 factor of safety against landslide risk, instead just relying on the
erosion rate. This is not in conformance with the LDC’s requirement that bluff top setbacks be
analyzed according to “accepted professional standards,” which includes combining the above-
mentioned bluff stability indicators.

Finally, the City approval only placed the southern side yard setback under a public view
easement, instead of placing both the northern and southern side yard setbacks under such
easements as required by the LCP so as to maximize public viewing opportunities

Because of the above-described inconsistencies with the LCP and the Coastal Act, staff
recommends that the Commission determine that the project raises a substantial issue regarding
conformance with the certified LCP and the Chapter 3 policies of the Coastal Act.

Commission staff further recommends approval of the application on de novo with special
conditions.

The existing residence is 5,948 sq. ft. and approximately 900 sq. ft. of the proposed addition
would be located inland of the required bluff top setback. Staff is recommending that the project
be approved as modified to delete all portions of the proposed project located seaward of the 25-
foot setback, as measured from the 25-foot elevation line save for accessory structures
specifically permitted by the certified LCP.

La Jolla is a popular coastal community, and its coastal bluffs are one of its most scenic natural
resources along its seven miles of coastline. The coastal bluffs are a defining feature in the
appearance and ecosystem of La Jolla, and the numerous public access and view points along the
community’s coast afford opportunities for the public to traverse or view the bluffs. An
important tool in protecting the scenic quality of the public viewpoints and the public lateral
access easements across La Jolla’s many coastal properties is the bluff top setback requirements
of the certified LCP. The setback requirements allow for reasonable use of the bluff top
properties by their owners while still permitting a measured, stepped-back character to the bluff
top development so as to better blend into the scenic vista as opposed to usurping it.

Furthermore, as with all coastal bluffs across the state of California, the bluffs of La Jolla
represent an important environmental and visual resource that is under constant pressure from
wave action and other erosional forces. The growing recognition of the threat of sea level rise
and the growing need for managed retreat only makes these pressures more paramount. The bluff
top setbacks for development contained in the certified LCP exist in recognition that the very
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nature of coastal bluffs is to erode over time. In La Jolla, the majority of its coastal bluffs at this
time are not covered by bluff face protective devices. This adds to the popularity of the
community for coastal visitors, and its scenic quality.

Both the Coastal Commission and the City have in the past approved bluff top residences with
portions of the structure located seaward of the 40-foot bluff top setback line when allowed by
the specific constraints of the property, but no habitable floor area has been permitted seaward of
the 25-foot bluff top setback line, cantilevered or otherwise. Elimination of the portion of the
proposed addition seaward of the 25-foot bluff top setback would still result in a single family
residence over 7,000 sq. ft. in size.

There are scores of bluff top properties along the coast of La Jolla, and hundreds across the entire
City of San Diego coastline that are subject to the setback requirements of the certified LCP.
Allowing exceptions to the bluff protection policies on the subject site would set a precedent for
shifting building envelopes closer to and over the bluffs in a manner that would significantly
alter the community and scenic character of the coastline in the City of San Diego (Exhibit 3),
place development at increased risk of erosion, potentially block public views from public
vantage points, and lead to additional shoreline protection.

The yards and setbacks required for all types of development within La Jolla are an important
tool for creating, protecting, and enhancing the public’s visual access to the ocean. The provision
of side yard setbacks and their placement under public view easements is required by the
certified LCP to minimize the prospect of walling off the coastline from public right-of-ways
while providing public views of the nearby ocean. The local approval placed only the southern
side yard under a public view easement, when the LCP requires both side yards to be placed
under such an easement. The applicant has agreed to place both side yard setbacks under public
view easements. Thus, the remaining point of contention is the encroaching, cantilevering room
addition over the 25-foot bluff top setback.

Staff recommends that the Commission approve the proposed development on de novo, as
modified with the inclusion of 7 special conditions. Special Condition No. 1 requires the
applicant to submit revised final building plans that show the bluff edge delineated at the 25-foot
elevation, the 25-foot bluff top setback measured landward from that point, and all new
development located landward of the setback save for accessory structures specifically permitted
by the certified LCP. Additionally, Special Condition No. 2 requires revised final landscaping
plans utilizing native, non-invasive, drought tolerant plants, with any potable water irrigation to
utilize drip or micro spray systems, the removal of unpermitted walls seaward of the bluff edge,
and showing the side yard setbacks placed under public view easements with all landscaping at a
height of three feet or lower. To protect the bluff from erosion, Special Condition No. 3 requires
a drainage and BMP plan, demonstrating that construction and permanent BMPs will be installed
to direct all runoff away from the bluff edge and towards the developed street. Special
Condition No. 4 requires the applicant to dispose all graded material outside of the Coastal
Zone. To ensure that measures to protect coastal resources run with the land, Special Condition
No. 5 requires the applicant to record a deed restriction against the subject property to ensure that
any successors in interest to the property are aware of and adhere to the requirements of this
permit. Because the subject property is a bluff top lot above a geologic feature designed to erode
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by its very nature, Special Condition No. 6 requires the applicant to recognize and accept the
risk from wave action on the property. Finally, while this development is being heard by the
Commission de novo, Special Condition No. 7 recognizes and makes clear that this permit has
no effect on conditions imposed by the City of San Diego pursuant to authority other than the
Coastal Act. Because the existing home is already encroaching into the 25-foot bluff top setback
and the proposed additions will be located landward of the LCP’s default 40-foot setback,
Special Condition No. 8 requires from the applicant a waiver of future shoreline protection.

Standard of Review: Certified City of San Diego Local Coastal Program and the public access
and recreation policies of Chapter 3 of the Coastal Act.
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I. APPELLANTS CONTEND

The project as approved by the City does not conform to the City of San Diego’s certified Local
Coastal Program (LCP), including the La Jolla Community Plan (LJCP) and the Land
Development Code (LDC) due to inaccurate bluff edge delineation, approval of a cantilevered
living room encroaching into the 25-foto bluff top setback, insufficient geotechnical analysis of
the setback factor of safety, and failure to place both side yards under public view easements,
thus preventing the creation of public views of the ocean and setting a precedent for the
encroachment of development into the bluff top setback.

Il. LOCAL GOVERNMENT ACTION

The project was approved with conditions by the Hearing Officer on October 15, 2014.

I11. APPEAL PROCEDURES

After certification of a Local Coastal Program (LCP), the Coastal Act provides for limited
appeals to the Coastal Commission of certain local government actions on coastal development
permits.

Section 30603(b)(1) of the Coastal Act states:

The grounds for an appeal pursuant to subdivision (a) shall be limited to an
allegation that the development does not conform to the standards set forth in the
certified local coastal program or the public access policies set forth in this division.

Coastal Act Section 30625(b) states that the Commission shall hear an appeal unless it
determines:

With respect to appeals to the commission after certification of a local coastal
program that no substantial issue exists with respect to the grounds on which an
appeal has been filed pursuant to Section 30603.

If the staff recommends "substantial issue" and no Commissioner objects, the Commission will
proceed directly to the de novo portion of the hearing on the merits of the project, then, or at a
later date. If the staff recommends "no substantial issue” or the Commission decides to hear
arguments and vote on the substantial issue question, those allowed to testify at the hearing will
have 3 minutes per side to address whether the appeal raises a substantial issue. It takes a
majority of Commissioners present to find that no substantial issue is raised. If substantial issue
is found, the Commission will proceed to a full public hearing on the merits of the project then,
or at a later date, reviewing the project de novo in accordance with sections 13057-13096 of the
Commission’s regulations. If the Commission conducts the de novo portion of the hearing on
the permit application, the applicable standard of review for the Commission to consider is
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whether the proposed development is in conformity with the certified Local Coastal Program
(LCP).

In addition, for projects located between the sea and the first public road paralleling the sea,
Section 30604(c) of the Act requires that a finding must be made by the approving agency,
whether the local government or the Coastal Commission on appeal, that the development is in
conformity with the public access and public recreation policies of Chapter 3 of the Coastal Act.
In other words, in regard to public access questions, the Commission is required to consider not
only the certified LCP, but also applicable Chapter 3 policies when reviewing a project on
appeal.

The only persons qualified to testify before the Commission at the "substantial issue" stage of the
appeal process are the applicant, persons who opposed the application before the local
government (or their representatives), and the local government. Testimony from other persons
must be submitted in writing. At the time of the de novo portion of the hearing, any person may
testify.

The term "substantial issue™ is not defined in the Coastal Act or its implementing regulations.
The Commission's regulations indicate simply that the Commission will hear an appeal unless it
"finds that the appeal raises no significant question as to conformity with the certified local
coastal program™ or, if applicable, the public access and public recreation policies of Chapter 3
of the Coastal Act (Cal. Code Regs., tit. 14 section 13155(b)). In previous decisions on appeals,
the Commission has been guided by the following factors:

1. The degree of factual and legal support for the local government's decision that the
development is consistent or inconsistent with the certified LCP;

2. The extent and scope of the development as approved or denied by the local
government;

3. The significance of the coastal resources affected by the decision;

4. The precedential value of the local government's decision for future interpretations of its
LCP; and

5. Whether the appeal raises only local issues, or those of regional or statewide
significance.

Even when the Commission chooses not to hear an appeal, appellants nevertheless may obtain
judicial review of the local government's coastal permit decision by filing a petition for a writ of
mandate pursuant to the Code of Civil Procedure, section 1094.5.

The City of San Diego has a certified Local Coastal Program (LCP), and the subject site is
located in an area where the Commission retains appeal jurisdiction because it is located between
the first public road and the sea. Therefore, before the Commission considers the appeal de novo,
the appeal must establish that a substantial issue exists with respect to the grounds on which an
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appeal has been filed pursuant to Section 30603. In this case, for the reasons discussed further
below, the Commission exercises its discretion to determine that the development approved by
the City raises substantial issue with regard to the appellant’s contentions regarding coastal
resources.
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IV. MOTION AND RESOLUTION

The staff recommends the Commission adopt the following resolution:

MOTION: I move that the Commission determine that Appeal No. 6-LJS-
14-0063 raises NO substantial issue with respect to the grounds
on which the appeal has been filed under § 30603 of the
Coastal Act.

STAFEF RECOMMENDATION:

Staff recommends a NO vote. Failure of this motion will result in a de novo hearing on the
application, and adoption of the following resolution and findings. Passage of this motion will
result in a finding of No Substantial Issue and the local action will become final and effective.
The motion passes only by an affirmative vote of the majority of the appointed Commissioners
present.

RESOLUTION: The Commission hereby finds that Appeal No. A-6-LJS-14-0063
presents a substantial issue with respect to the grounds on which the
appeal has been filed under § 30603 of the Coastal Act regarding
consistency with the certified Local Coastal Plan and/or the public
access and recreation policies of the Coastal Act.

10
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V. FINDINGS AND DECLARATION

The Commission finds and declares as follows:

A. PERMIT HISTORY

Prior to 1985, the subject property was a relatively empty, level pad that sloped downward to the
west to a series of sandstone shelves and a steep bluff face. In August, 1976, the Coastal
Commission approved Coastal Development Permit (CDP) No. F3861 for the construction of a
one-story, two-bedroom single family residence with a two-bedroom guesthouse and garage. The
residence as originally proposed to the Commission was very close to the bluff edge, and prior to
approval the applicant redesigned the home to be located much farther back from the bluff edge
in response to concerns expressed by the Commission at that time. The approved development
was never constructed.

In January 1985, the California Coastal Commission approved Coastal Development Permit
(CDP) No. 6-84-568, approving construction of a two-story, 5,095 sq. ft. single family residence
on the blufftop pad. The lot at that time was developed with a gazebo, garden wall, and
landscaping previously associated with the neighboring residence to the north. The
Commission’s approval imposed special conditions requiring revised final construction plans
delineating the bluff edge at the 25-foot elevation and measuring the 25-foot bluff top setback
therefrom, redesigning the residence to be landward of the 25-foot setback area, assumption by
the applicant of the risk from wave action, the recordation of a lateral public access easement
over the portion of the property seaward of the bluff edge, and final drainage and geology plans.
It should be noted that a small, preexisting wall was located just seaward of very southern
portion of the property’s bluff top edge, and the Commission accepted the setback for that
portion of the property being measured from that wall.

In January, 1992, the City of San Diego, by then working with a certified LCP, approved local
CDP No. 91-0332 (the Notice of Final Action was recorded by the Commission as 6-LJS-92-
034), which was not appealed. In its 1992 CDP, construction of a new single family residence,
the 5,498 sq. ft., two-story over basement structure currently existing on the subject property.
Like the state’s 1985 CDP, the City’s 1992 approval contained a geotechnical survey that sited
the bluff edge at the 25-foot elevation, and the City required a commensurate setback from the
line save for the aforementioned small wall at the southern end of the bluff, where the setback
was measured from a point slightly seaward of the bluff edge. The subject appeal is to a permit
amending CDP No. 910332 to allow the proposed additions.

B. PROJECT DESCRIPTION

The development approved by the City of San Diego consists of a 2,475 sq. ft. multi-level
addition (69 sq. ft. basement, 949 sq. ft. first floor, 566 sg. ft. second floor, and 877 sq. ft.
garage) to an existing 5,498 sq. ft. two-story over basement single family residence with a two-
car garage on a 0.38-acre bluff top lot in the La Jolla community of San Diego.

11
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The current residence was approved by the City in 1992 with a variance for a 1-foot front yard
setback for the two-car garage on the northern side of the structure, where a 15-foot setback
would have been required. The currently proposed additions would convert the existing two-car
garage to habitable living space, while constructing a new, larger 877 sq. ft. garage on the
southern end of the structure, also with a 1-foot front yard setback variance. The remainder of the
first floor addition mostly consists of the aforementioned approximately 900 sq. ft. living room
being cantilevered over the 25-foot bluff top setback area all the way to the 5-foot setback line,
while in the rear yard a new deck as proposed would project beyond the 5-foot setback line
required for accessory structures. In the basement approximately 20 cubic yards would be
excavated to expand the size approximately 70 square feet, while on the second floor additions
would add living space over the pre-existing garage and add a roof deck over the cantilevered
living room in the 25-foot bluff top setback area. The cantilevered living room will rely on
portions of the existing structure currently encroaching into the bluff top setback area for
support, with no new foundations proposed seaward of the existing structure. (Exhibit 4)

The subject property is located on Camino de la Costa, the first public road along the ocean and
one of the main public rights-of-way for the public to travel to and along the coast in this part of
La Jolla. The subject property is designated for residential use, and is neighbored to the north,
south, and east by other developed residential lots. To the west, the site contains coastal bluffs
that border the Pacific Ocean.

C. GEOLOGIC HAZARDS

The appellants contend that the locally approved addition to single family residence is in non-
conformance with the geologic protection policies of the certified LCP.

The City’s certified LCP contains the La Jolla Community Plan (LJCP), which serves as the
community’s Land Use Plan (LUP) and governs the subject site. Specifically, page 4 of the LICP
recognizes:

The need to protect and preserve sensitive natural resources, including natural drainage,
biologically sensitive slopes and hillsides, beaches, ocean, bluffs and canyons, plant and
animal habitats, and wildlife linkages throughout the community. The seismic and
geological instability of the area should be a consideration in such efforts.

Page 15 of the LICP references the community’s “Plan Framework,” and states for “Coastal
Bluffs” that:

The coastal bluffs are one of La Jolla’s most scenic natural resources. La Jolla’s bluff
areas stretch from La Jolla Farms south to Tourmaline Surfing Park. The magnificent
views of the ocean and shoreline from these coastal bluffs provide tremendous
development incentive. The Sensitive Coastal Overlay Zone identifies where special
development regulations for the environmentally sensitive areas of the shoreline and
coastal bluff tops are located. The purpose of this zone and applicable regulations is to
help protect and enhance the quality of sensitive coastal bluffs, coastal beaches, and
wetlands. Further intentions of this overlay zone are to maximize public access to and
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along the shoreline consistent with sound resource conservations principles and the
rights of property owners.

On Page 29, under “Natural Resource and Open Space System,” the LJCP states as “Goals:”

Preserve the natural amenities of La Jolla such as its open space, hillsides, canyons,
bluffs, parks, beaches, tide pools, and coastal waters.

Protect the environmentally sensitive resources of La Jolla’s open areas including its
coastal bluffs, sensitive steep hillside slopes, canyons, native plant life, and wildlife
habitat linkages.

On Page 30 of the LICP, the “Open Space Preservation and Natural Resource Protection”
segment states:

The City’s Environmentally Sensitive Lands regulations and Sensitive Coastal Overlay
zone regulations restrict the degree to which private development is allowed to encroach
upon biologically sensitive open areas, steep hillsides, and coastal bluffs in order to
preserve their stability, plant, and wildlife habitats. In addition, the open space
designations and zoning protect the hillsides and canyons for their park, recreation,
scenic, and open space values.

On Page 39, under “Shoreline Areas and Coastal Bluffs,” the LJCP directs:

a. The City should preserve and protect coastal bluffs, beaches and shoreline areas of La
Jolla assuring that development occurs in a manner that protects these resources,
encourages sensitive development, retains biodiversity and interconnected habitats, and
maximizes physical and visual public access to and along the shoreline.

[..]

In addition, development should be avoided in areas that will eventually be damaged or
require extensive seawalls for protection. Public coastal access should be considered
when evaluating redevelopment along the coast. The Environmentally Sensitive Lands
development regulations for Sensitive Coastal Bluffs and Coastal Beaches govern
development, coastal bluff repair, shoreline protective work, and erosion control. These
regulations assure that development occurs in a manner that protects these resources,
encourages sensitive development, and maximizes physical and visual public access to
and along the shoreline.

c. Development on coastal bluffs should be set back sufficiently from the bluff edge to
avoid the need for shoreline or bluff erosion control devices so as not to impact the
geology and visual quality of the bluff and/or public access to the shoreline.

f. The City should establish incentives to encourage the location of new or redevelopment
landward of the bluff edge setback line.

13
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On Page 48, the segment titled “Coastal Bluffs” further directs that the authorizing agency
should:

b. Set back new development on property containing coastal bluff at least 40 feet from the
bluff edge so as to not impact the geology and visual quality of the bluff. This setback
may be reduced to not less than 25 feet if evidence is provided that indicates the site is
stable enough to support the development at the proposed location without requiring
construction of shoreline protective measures throughout the economic lifespan of the
structure (not less than 75 years). Require applicants to accept a deed restriction to
waive all rights to protective devices associated with new development on coastal bluffs.
Do not allow a bluff edge setback less than 40 feet if erosion control measures or
shoreline protective devices exist on the site which are necessary to protect the existing
principal structure in danger from erosion. Require removal of obsolete or unnecessary
protective devices, when feasible, and in a safe manner, or otherwise allow such devices
to deteriorate naturally over time without any improvements allowed, to restore the
natural integrity and visual quality of the coastal bluff over the long-term. When
appropriate, development may include open fencing to deter trespassing and protect
fragile resources, and erosion control measures. These measures, such as sea walls and
drainage conduits, are subject to the Environmentally Sensitive Lands regulations, which
will ensure that such measures do not alter the natural character of the bluff face, restrict
public access, or encroach on public property. Do not allow erosion control measures on
a site where development was approved with less than a 40-foot bluff edge setback,
unless otherwise permitted in the Sensitive Coastal Bluff regulations in the Land
Development Code.

[..]

k. For structures located partially or entirely within the bluff edge setback, require all
additions (at grade and at upper floors) to be landward of the bluff edge setback line...

Page 67 of the LJCP, lists among its “Goals” for “Residential Land Use:’

Provide a high quality residential environment in La Jolla that respects its relationship to
the sea, to hillsides, and to open space.

Page 69 of the LJCP, in addressing “Development Near Coastal Bluffs,” states:

The shoreline bluffs are one of the community’s most beautiful scenic resources and offer
magnificent vistas of the ocean and the coastline of La Jolla. The views provided by these
coastal bluffs continue to offer tremendous incentive to residential development along the
bluff top. Studies, however, have indicated that certain bluffs are susceptible to periodic
erosion and are unstable. Seawalls, revetments, and parapets which have been
constructed in some cases to protect private homes and property may eventually become
structurally unstable. Thus, the coastal bluff regulations that are contained in the
Environmentally Sensitive Lands regulations of the Land Development Code are intended
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to guide the placement of these seawalls, revetments, parapets, and residential structures
in order to prevent structural damage to existing principal structures, minimize erosion
of the bluff face, minimize impacts on local shoreline sand supply, and maintain lateral
public access along the coast.

Page 70 of the LJCP, in listing “Policies” for “Development Near Coastal Bluffs,” states that:

a. The City should ensure that residential projects along the coastal bluff maintain yards
and setbacks as established by the underlying zone and other applicable regulations in
the Land Development Code in order to form view corridors and to prevent a walled-off
appearance from the street to the ocean.

b. The City should ensure that bluff stability is a foremost consideration in site design.
New development on or near the coastal bluff will be designed in a manner that will
protect the bluff from erosion.

The LJCP is accompanied by the San Diego Land Development Code (LDC), which operates as
the City’s Implementation Plan (IP) for the aforementioned community plan policies. Section
113.0103 of the LDC contains the definitions of various terms utilized in the code, and defines
the following relevant terms:

Coastal Bluff means an escarpment or steep face of rock, decomposed rock, sediment, or
soil resulting from erosion, faulting, folding, or excavation of the land mass that has a
vertical relief of 10 feet or more and is in the coastal zone.

Coastal bluff edge means the termination of the top of a coastal bluff where the
downward gradient of the land surface begins to increase more or less continuously until
it reaches the general gradient of the coastal bluff face.

Coastal bluff face means that portion of a coastal bluff lying between the toe of the
existing bluff and the coastal bluff edge.

Development means the act, process, or result of dividing a parcel of land into two or
more parcels; of erecting, placing, constructing, reconstructing, converting, establishing,
altering, maintaining, relocating, demolishing, using, or enlarging any building,
structure, improvement, lot, or premises; of clearing, grubbing, excavating, embanking,
filling, managing brush, or agricultural clearing on public or private property including
the construction of slopes and facilities incidental to such work; or of disturbing any
existing vegetation.

Encroachment means an intrusion of development into the public right-of-way, into
environmentally sensitive lands, into lands containing a historic resource, or into
required yards.

Environmentally sensitive lands means land containing steep hillsides, sensitive
biological resources, coastal beaches, sensitive coastal bluffs, or Special Flood Areas.
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Sensitive coastal bluff means a coastal bluff that is designated within the hazard category
numbers 41 through 47, inclusive, on the City’s Geologic Hazard maps plus the area of
an additional 100-foot strip located landward and contiguous to the coastal bluff edge.

Section 113.0219 of the LDC lays out the method for determining the coastal bluff edge:
Coastal bluff edge is determined as follows:

(a) The coastal bluff edge is the uppermost termination of the coastal bluff face and
the seaward-most termination of the top of the bluff on a premise.

(b) When the top edge of the coastal bluff face is rounded toward the top of bluff as a
result of erosion process related to the presence of the bluff face, the coastal bluff
edge is that point nearest the bluff face beyond which the downward gradient of
the land surface begins to increase more or less continuously until it reaches the
general gradient of the coastal bluff face.

(c) The coastal bluff edge is a continuous line across the length of the bluff on the
premises from which all coastal bluff edge setbacks shall be measured.

(d) The top of bluff is flat or contains a generally consistent gradient that is
significantly less than that of the coastal bluff face.

(e) In the case where there is a step-like feature at the top of the coastal bluff, the
landward edge of the topmost riser-like landform on the premises is the coastal
bluff edge for that premises.

(f) The precise location of the coastal bluff edge shall be determined by the City
Manager in accordance with the regulations in Section 113.0219(a) through (e)
and the Coastal Bluffs and Beaches Guidelines.

Section 113.0249 of the LDC also spells out how to determine the setback line on a property:

(a) The setback line is a line that runs parallel to the nearest property line at a distance
inward from the property line equal to the setback. The area between the setback line
and the parallel property line is the required yard. A continuous line connecting all
setback lines defines the boundaries of the building envelope at ground level.

Section 143.0143 of the LDC governs development regulations for sensitive coastal bluffs, and
states in relevant part:
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Coastal development on premises containing sensitive coastal bluffs, as identified on
Map Drawing No. C-713, filed in the office of the City Clerk under Document No. 00-
17062 or that does not qualify for an exemption pursuant to Section 143.0110(c) is
subject to the following regulations and the Coastal Bluffs and Beaches Guidelines in the
Land Development Manual.

() All development including buildings, accessory structures, and any additions
to existing structures shall be set back at least 40 feet from the coastal bluff
edge, except as follows:

1) The City Manager may permit structures to be located between 25 and
40 feet from the bluff edge where the evidence contained in a geology
report indicates that the site is stable enough to support the
development at the proposed distance from the coastal bluff edge and
the project can be designed so that it will not be subject to or
contribute to significant geologic instability throughout the anticipated
life span of the primary structures, and no shoreline protection is
required.

Reduction from the 40-foot setback shall be approved only if the
geology report concludes the structure will not be subject to
significant geologic instability, and not require construction of
shoreline protection measures throughout the economic life span of
the structure. In addition, the applicants shall accept a deed restriction
to waive all rights to protective devices associated with the subject
property. The geology report shall contain:

A. An analysis of bluff retreat and coastal stability for the project
site, according to accepted professional standards;

B. An analysis of the potential effects on bluff stability of rising
sea levels, using latest scientific information;

C. An analysis of the potential effects of past and projected El
Nino events on bluff stability;

D. An analysis of whether this section of coastline is under a
process of retreat.

2) Accessory structures and landscape features customary and incidental

to residential uses shall not be closer than 5 feet to the coastal bluff
edge provided, however, that these shall be located at grade.
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Accessory structures and features may be landscaping, walkways,
unenclosed patios, open shade structures, decks that are less than 3
feet above grade, lighting standards, fences and walls, seating
benches, signs, or similar structures and features, excluding garages,
carports, buildings, pools, spas, and upper floor decks with load-
bearing support structures.

3) Open fences may be permitted closer than 5 feet to the coastal bluff
edge only if necessary to provide for public safety and to protect
resource areas accessible from the public right-of-ways or on public
parkland.

Finally, the certified LCP also contains the Land Development Manual, which is a document that
supplements the IP by clarifying and explaining certain segments of the LDC to better explain
their implementation and interpretation. Within the Land Development Manual is the “Coastal
Bluffs and Beaches Guidelines,” Section 111 of which contains “Bluff Measurement Guidelines,”
which states in regard to delineating the bluff top edge on a disturbed property that:

The following guidelines provide details on determining the location of the bluff edge for
sensitive coastal bluffs and measuring the required bluff edge setback.

[]

4. Modified Landform: Where a coastal bluff face has been altered by grading
and/or retaining wall, the coastal bluff edge shall be determined from the original
geometry of the natural ground surface, projected to the present ground surface.
This may be determined by geotechnical investigation and/or historic documents
such as photographs or maps.

Section 143.0143(f) establishes the default bluff top setback at 40 feet. If a property owner
wishes to reduce the default bluff top setback, they may only reduce it to between 25 and 40 feet,
and even then only according to strict geotechnical requirements, such as analytical
determination that future bluff retreat, sea level rise, and storm events (i.e. El Nino) will not
cause the proposed development to be subject to or contribute to geologic risk. The City
approved the existing structure at the 25-foot bluff top setback line because the aforementioned
geotechnical requirements were met in 1992, but since that time portions of the existing
residence are now even closer to the bluff edge, being 15 feet away at the closest point. Seaward
of the 25-foot bluff top setback line, the LDC clearly states that only “accessory structures and
landscape features customary and incidental to residential uses may be permitted up to the 5-foot
bluff top setback line.” The existing single family residence was approved by the City in 1992.
That local CDP and the accompanying exhibits submitted to the Coastal Commission at that time
indicated that the residence would be located 25 feet inland of the bluff top edge.

However, the residence currently is located approximately 15 feet from the bluff edge at its
closest point. Looking at the exhibits contained in the City’s 1992 CDP that was submitted to the
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Commission after local approval, the footprint of the existing home is different from that
contained in the exhibit, most notably along the western, ocean facing side, where portions of the
residence’s footprint are landward of the setback line delineated in the exhibit, thus likely
explaining the discrepancy.

The La Jolla Community Plan clearly states on page 48 that the City shall, “[f]or structures
located partially or entirely within the bluff edge setback, require all additions (at grade and at
upper floors) to be landward of the bluff edge setback line...” Because the existing residence
currently encroaches into the 25-foot bluff top setback, the LICP requires that all subsequent
additions be sited landward of the setback line. This provision explicitly addresses additions both
“at grade and at upper floors,” demonstrating that at the time of certification, the City of San
Diego and the Coastal Commission viewed both at-grade and upper floor additions as equally
encroaching and thus equally prohibited within the 25-foot bluff top setback. The proposed
cantilevered living room is not an “accessory structure or landscape feature,” but is part of the
main residential structure. Thus, it is not covered by Section 143.0143(f)’s exception for
permissible accessory structures and landscape features.

Furthermore, Section 143.0143(f) requires that even accessory structures and landscape features
located within the 25-foot setback area must “be located at grade,” with the only stated exception
being that any decks in the setback area be designed to be “below three feet from grade.”
Clearly, cantilevering habitable floor area into the bluff top is inconsistent with the intent of the
certified LCP to keep this area open with only minor, insignificant improvements allowed.
Therefore, allowing a portion of the proposed residential addition to be located closer than 25
feet to the bluff is inconsistent with the LCP, and raises a substantial issue.

Additionally, with the bluff edge delineated at the 25-foot elevation, the proposed rear yard deck
projects beyond the 5-foot setback line for accessory structures, and must be redesigned to
remove any such encroachment. Therefore, allowing a portion of the proposed accessory
structure to be located closer than 25 feet to the bluff edge is inconsistent with the LCP and
raises a substantial issue.

Commission staff has researched past approvals in La Jolla, and has not found any Commission
or City permits for residences that allowed any encroachment into the 25-foot bluff top setback
area, cantilevered or not. Bluff top residences that are currently closer than 25 feet to the bluff
edge are that way either because they were previously conforming, are affected by bluff retreat,
or some combination of the two. Even without the proposed cantilevered living room within the
25-foot setback area, the applicant will still have reasonable use of its property, as the proposed
living room could be relocated to the landward side of the existing residence. Allowing the
proposed structure to encroach into the 25-foot setback, and the rear yard deck beyond the 5-foot
setback line, could form an adverse precedent for future development.

The sufficiency of a development’s setback from the bluff top edge is vital to ensure that the
structure will be safe for its economic life, combining the protection of coastal resources with
that of public safety, and lessening the probability of requiring shoreline protection in the future.
Simply because a development is sited landward of a coastal bluff’s 75-year erosion rate does
not automatically mean that the development will not be exposed to geological risk in 75 years.
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It is also important to determine whether, after 75-years, the remaining distance between the
future bluff top edge and the development will achieve the 1.5 factor of safety from landslides
required to avoid the need for shoreline protection. In order to find the appropriate geologic
setback for the bluff top development, the certified LCP requires that an analysis of bluff retreat
and coastal stability for the project site be completed according to accepted professional
standards, which includes that not only the long-term erosion rate be adequately identified but
also that the geotechnical report demonstrate that an adequate factor of safety against slope
failure (i.e. landslides) of 1.5 or greater will be maintained throughout its economic life.

In estimating an appropriate setback for new blufftop development, it is necessary to first
estimate the configuration of the bluff 75 years from now. The simplest way to accomplish this is
to assume that the bluff will have the same topographic configuration as at present, but that the
entire bluff will have migrated landward due to coastal bluff retreat. Next, it must be
demonstrated that the site will have a factor of safety against landslide of 1.5 or greater given the
estimated erosion rate. The applicant’s submitted geotechnical survey looked only at the 75-year
bluff erosion rate, and did not combine the analysis with the 1.5 factor of safety analysis, as is
done in accepted professional standards, as required by the LCP.

However, a visit to the project site by the Commission’s geologist, Dr. Mark Johnsson, and
review of relevant geological material led to a finding that the applicant’s geotechnical
determination of the sufficiency of the bluff top setback was sufficient to keep the existing
residence and proposed additions safe for its economic life. Thus, this aspect of the appeal has
been addressed to the Commission’s satisfaction and does not raise a substantial issue.

In summary, as approved by the City of San Diego, the proposed addition to the existing single
family residence would allow the construction of new habitable floor area that encroaches 20 feet
into the required 25-foot bluff top setback, inconsistent with the geotechnical policies of the
certified LCP. As such, the project raises a substantial issue regarding conformity with the LCP.

D. PROTECTION OF VISUAL RESOURCES

The appellants contend that the proposed addition to the existing two-story residence will

detrimentally impact the visual resources of La Jolla and will create an adverse precedent for

future development on similarly situated properties.

Page 5 of the LJCP states under “General Community Goals” the need to:
Conserve and enhance the natural amenities of the community such as its views from
identified public vantage points...open space, hillsides, canyons, ocean, beaches, water
quality, bluffs, wildlife and natural vegetation, and achieve a desirable relationship
between the natural and developed components of the community.

The LICP continues, on page 31, under “Visual Resources,” that:

La Jolla is a community of significant visual resources. The ability to observe the scenic
vistas of the ocean, bluff and beach areas, hillsides and canyons, from public vantage
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points as identified in Figure 9 has, in some cases, been adversely affected by the clutter
of signs, fences, structures, or overhead utility lines that visually intrude on these
resources.

Under “Shoreline Areas and Coastal Bluffs” on Page 31, the LJCP declares:

The entire coastline of La Jolla stretching from La Jolla Farms to Tourmaline Surfing
park provides dramatic scenic beauty to the City of San Diego and is considered an
important sensitive coastal resource and should be protected.

On Page 39, under “Visual Resources,” the LJCP continues:

a. Public views from identified vantage points to and from La Jolla’s community
landmarks and scenic vistas of the ocean, beach and bluff areas, hillsides and canyons
shall be retained and enhanced for public use.

b. Public views to the ocean from the first public roadway adjacent to the ocean shall be
preserved and enhanced, including visual access across private coastal properties at
yards and setbacks.

On Page 45 of the LICP, under “Plan Recommendations” for “Visual Resources,” it states:

[]

c. Protect public views to and along the shoreline as well as to all designated open space
areas and scenic resources from public vantage points as identified in Figure 9 and
Appendix G (Coastal Access Subarea maps). Public views to the ocean along public
streets are identified in Appendix G. Design and site proposed development that may
affect an existing or potential public view to be protected. As identified in Figure 9 or in
Appendix G, in such a manner as to preserve, enhance, or restore the designated public
view.

d. Implement the regulation of the building envelope to preserve public views through
height, setback, landscaping, and fence transparency regulation of the land Development
Code that limit the building profile and maximize view opportunities.

[]

h. Where new development is proposed on property that lies between the shoreline and
the first public roadway, preserve, enhance, or restore existing or potential view
corridors within the yards and setbacks by adhering to setback regulations that
cumulatively, with the adjacent property, form functional view corridors and prevent the
appearance of the public right-of-way being walled off from the ocean.

Section 132.0403 of the LDC contains supplemental regulation of the City’s Coastal Overlay
Zone that further implements the coastal resource protection policies of the LUP:
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(a) If there is an existing or potential public view and the site is designated in the
applicable land use plan as a public view to be protected,

1) The applicant shall design and site the coastal development in such a manner
as to preserve, enhance, or restore the designated public view, and

2) The decision maker shall condition the project to ensure that critical public
views to the ocean and shoreline are maintained or enhanced.

(b) A visual corridor of not less than the side yard setbacks or more than 10 feet in width,
and running the full depth of the premises, shall be preserved as a deed restriction as
a condition of Coastal Development Permit approval whenever the following
conditions exist:

1) The proposed development is located on premises that lies between the
shoreline and first public roadway, as designated on map Drawing No. C-
731; and

2) The requirement for a visual corridor is feasible and will serve to preserve,
enhance, or restore public views of the ocean or shoreline identified in the
applicable land use plan.

(c) If there is an existing or potential public view between the ocean and the first public
roadway, but the site is not designated in a land use plan as a view to be protected, it
is intended that views to the ocean shall be preserved, enhanced, or restored by deed
restricting required side yard setback areas to cumulatively form functional view
corridors and preventing a walled effect from authorized development.

(d) Where remodeling is proposed and existing legally established development is to be
retained that precludes establishment of the desired visual access as delineated
above, preservation of any existing public view on the site will be accepted, provided
that the existing public view is not reduced through the proposed remodeling.

(e) Open fencing and landscaping may be permitted within the view corridors and visual
accessways, provided such improvements do not significantly obstruct public views of
the ocean. Landscaping shall be planted and maintained to preserve public views.

The subject property is a 0.38-acre trapezoidal bluff top lot located on the seaward side of
Camino de la Costa. The site is currently developed with a two-story over basement single
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family residence with an attached two-car garage. The existing residence is currently located
approximately 15 feet from the bluff edge at its nearest point.

The development as approved by the City includes a new living room on the seaward side of the
residence located up to 5 feet from the bluff edge, which represents an approximately 20-foot
encroachment into the 25-foot bluff top setback area required by all new habitable space in the
City of San Diego. In addition, as described above, a portion of the proposed first-floor rear yard
deck will extend beyond the bluff edge, instead of stopping at the 5-foot bluff top setback line as
required by the LCP. The LCP policies require these minimum setbacks from the bluff edge not
only to avoid geologic instability and avoid the construction of shoreline protection measures,
but to preserve and enhance the La Jolla community’s scenic vistas of the ocean and the beach
and bluff areas. Consistent application of the bluff top setback requirements of the LCP helps
preserve this scenic quality by not unreasonably placing development at geotechnical risk, thus
avoiding the installation of shoreline protective devices.

La Jolla is a popular scenic coastal community characterized by its miles of coastal bluffs along
its seven miles of coast line. This stretch of coast includes scores of single family residences, a
substantial percentage located on bluff top lots. Setbacks provide visual relief from the cluster of
development lining the majority of La Jolla’s shoreline, stepping it back in a measured,
consistent manner while preserving open space and the scenic vistas as viewed from the
numerous public access points. Indeed, in the proximity of the just the subject property alone,
there are three public access and vista points, and the Commission’s 1985 CDP required that the
property owner place a public lateral access easement over the portion of the property seaward of
the bluff edge. Allowing the encroachment of residential structures into the 25-foot setback,
cantilevered or not, would create a precedent for shifting the pattern of development along these
bluffs seaward, and would represent a significant change in the community character and scenic
quality of La Jolla.

On rare occasions, there have been single family residences approved by both the Commission
and the City that have permitted cantilevering of a portion of the residence over the 40-foot bluff
top setback area, but such encroachments have never been permitted seaward the 25-foot setback
line, as the certified LCP makes it explicitly clear that while development may move from a 40-
foot bluff top setback down to a 25-foot bluff top setback, no development may be seaward of
the 25-foot bluff top setback except for the clearly detailed list of accessory, at-grade
development (i.e. patios, decks lower than three feet above grade, etc.). Commission staff has
researched past approvals in La Jolla, and not found evidence of any Commission or City permits
for residences that allowed any encroachment into the 25-foot bluff top setback area. Where
residences exist in La Jolla that are closer than 25 to the bluff edge, it is either because of bluff
erosion since construction of the structure or, such as the case with the neighboring property to
the south, the structure is previously conforming (e. g., see CDP Appeal No. A-6-L.JS-98-169:
Moncrieff).

The La Jolla Community Plan recognizes on multiple occasions the contribution that the coastal
bluffs bring to La Jolla’s unique community character, and calls for their preservation and

protection. Page 31 of the LJCP identifies the detrimental effect that already existing “...clutter
of signs, fences, structures, or overhead utility lines...” is having on the visual quality of public
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views and the community character. Page 35 of the LJCP calls for containment of this “clutter”
by “[iJmplement[ing] the regulation of the building envelope to preserve public views through

height, setback, landscaping, and fence transparency regulation of the land Development Code
that limit the building profile and maximize view opportunities.”

In light of the LICP’s identification of and protections for La Jolla’s scenic quality as it is
characterize by its coastal bluffs, the local CDP’s authorization of the proposed development’s
encroachment into the 25-foot bluff top setback for habitable space and 5-foot setback for
accessory structures raises a substantial issue.

Pursuant to Section 132.0403 of the LDC, the northern and southern side yard setbacks of the
property should have been placed under public view easement governing the height any
landscape and hardscape located therein, as well as been required to limit all fencing above three
feet in height to be at least seventy-five percent open to light. However, the City’s approval only
required the public view easement over the southern side yard setback. Upon being informed of
the non-conformance, the applicant agreed that both side yards should have been placed under
public view easements, and thus the applicant does not oppose such a requirement for the
proposed development.

Thus, as approved by the City of San Diego, the proposed addition to the existing single family
residence will have impacts on the scenic quality and public views of La Jolla that are not in
conformance with the certified LCP’s visual resource protection policies, and thus raise a
substantial issue with regard to conformity with the certified LCP.

E. CONCLUSION

Based on the information cited above, the City’s approval of the proposed development is
inconsistent with geological and visual resource protection policies of the City’s certified LCP
with regard to bluff top setbacks and public views. The bluff top setback required by the certified
LCP was not incorporated into the development and will adversely affect the coastal bluff and
visual resources of the subject site and the surrounding area inconsistent with the provisions in
the La Jolla Community Plan and the Land Development Code. Therefore, the Commission
finds that a substantial issue exists with respect to the consistency of the local government action
with the City's certified Local Coastal Program on protection of geological and visual resources.

F. SUBSTANTIAL ISSUE FACTORS

As discussed above, there is inadequate factual and legal support for the City’s determination
that the proposed development is consistent with the certified LCP. In this case, improvements to
a single family residence, while major, do not imply development of a significant scope.
However, the other factors that the Commission normally considers when evaluating whether a
local government’s action raises a substantial issue also support a finding of substantial issue.
The objections to the project suggested by the appellants raise substantial issues of regional or
statewide significance, especially regarding views of La Jolla, a popular attraction for visitors.
The decision further creates a poor precedent with respect to the protection of visual resources.
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In addition, the coastal resources affected by the decision, including the stability of the bluff and
the availability of public views, are significant.
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STAFF RECOMMENDATION ON THE COASTAL PERMIT

VI. MOTION AND RESOLUTION ON DE NOVO
The staff recommends the Commission adopt the following resolution:

MOTION: | move that the Commission approve Coastal Development Permit
No. A-6 LJS-14-0063 pursuant to the staff recommendation.

STAFF RECOMMENDATION OF APPROVAL.:

Staff recommends a YES vote. Passage of this motion will result in approval of the permit as
conditioned and adoption of the following resolution and findings. The motion passes only by
affirmative vote of a majority of the Commissioners present.

RESOLUTION TO APPROVE THE PERMIT:

The Commission hereby approves a coastal development permit for the proposed development
and adopts the findings set forth below on grounds that the development as conditioned will be in
conformity with the certified LCP and the public access policies of the Coastal Act. Approval of
the permit complies with the California Environmental Quality Act because either 1) feasible
mitigation measures and/or alternatives have been incorporated to substantially lessen any
significant adverse effects of the development on the environment, or 2) there are no further
feasible mitigation measures or alternatives that would substantially lessen any significant
adverse impacts of the development on the environment.

VII. STANDARD CONDITIONS
This permit is granted subject to the following standard conditions:

1.  Notice of Receipt and Acknowledgment. The permit is not valid and development shall
not commence until a copy of the permit, signed by the permittee or authorized agent,
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned
to the Commission office.

2.  Expiration. If development has not commenced, the permit will expire two years from the
date on which the Commission voted on the application. Development shall be pursued in
a diligent manner and completed in a reasonable period of time. Application for extension
of the permit must be made prior to the expiration date.

3. Interpretation. Any questions of intent of interpretation of any condition will be resolved
by the Executive Director or the Commission.

4.  Assignment. The permit may be assigned to any qualified person, provided assignee files
with the Commission an affidavit accepting all terms and conditions of the permit.
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Terms and Conditions Run with the Land. These terms and conditions shall be
perpetual, and it is the intention of the Commission and the permittee to bind all future
owners and possessors of the subject property to the terms and conditions.

SPECIAL CONDITIONS

The permit is subject to the following conditions:

1. Final Plans. PRIOR TO ISSUANCE OF THIS COASTAL DEVELOPMENT PERMIT, the
applicant shall submit to the Executive Director for review and written approval, final
building plans that have been stamped approved by the City of San Diego. Said plans shall
include the following:

a.

The plans shall show the bluff edge delineation along the 25-foot elevation of the
property for its entire width, and the related 25-foot bluff top setback measured
therefrom.

All new development shall be located landward of the 25-foot bluff edge setback except
for at-grade, accessory development in the rear yard area, which must be landward of the
5-foot bluff edge setback line.

The applicant shall undertake development in accordance with the approved final plan. Any
proposed changes to the approved final plan shall be reported to the Executive Director. No
changes to the approved final plan shall occur without a Commission amendment to this
coastal development permit unless the Executive Director determines that no amendment is
legally required.

2. Final Landscape/Yard Area Plans. PRIOR TO THE ISSUANCE OF THIS COASTAL
DEVELOPMENT PERMIT, the applicant shall submit to the Executive Director for review
and written approval final landscaping and fencing plans approved by the City of San Diego.
The plans shall include the following:

a. A view corridor of a minimum of 6 ft. 8 in. each shall be preserved in the northern and

C.

southern side yard setbacks. All proposed landscaping in the side yard setbacks shall be
limited to species with a growth potential not to exceed three feet at maturity and shall
be maintained at a height of three feet or lower (including raised planters), so to preserve
the views from Camino de la Costa toward the ocean.

Any fencing in the side yard setback areas shall permit public views and have at least 75
percent of its surface open to light.

All landscaping shall be drought tolerant and native or non-invasive plan species. All
landscape materials within the identified view corridors shall be species with a growth
potential not to exceed three feet at maturity. No plant species listed as problematic
and/or invasive by the California Native Plant Society, the California Exotic Pest Plant
Council, or identified from time to time by the State of California shall be employed or
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allowed to naturalize or persist on the site. No plant species listed as “noxious weed” by
the State of California or the U.S. Federal Government shall be utilized within the

property.
d. No permanent irrigation system may be installed within the geologic setback area.

e. All irrigation installed outside of the geologic setback area that utilizes potable water
must utilize only drip or micro spray systems for delivery.

f.  All lighting shall be designed to fall onto the portion of the subject property landward of
the bluff edge, and no lighting shall be directed seaward of the bluff edge.

g. All retaining walls and similar structures seaward of the bluff edge shall be removed.

h. A written commitment by the applicant that five years from the date of the issuance of
the coastal development permit for the residential structure, the applicant will submit for
the review and written approval of the Executive Director a landscaping monitoring
report, prepared by a licensed Landscape Architect or qualified Resource Specialist, that
certifies whether the on-site landscaping is in conformance with the landscape plan
approved pursuant to this special condition. The monitoring report shall include
photographic documentation of plant species and plant coverage.

If the landscape monitoring report indicates the landscaping is not in conformance with
or has failed to meet the performance standards specified in the landscaping plan
approved pursuant to this permit, the applicant, or successor in interest, shall submit a
revised or supplemental landscape plan for the review and written approval of the
Executive Director. The revised landscaping plan must be prepared by a licensed
Landscape Architect or Resource Specialist and shall specify measures to remediate
those portions of the original plan that have failed or are not in conformance with the
original approved plan.

The applicant shall undertake the development in accordance with the approved plans. Any
proposed changes to the approved plans shall be reported to the Executive Director. No
changes to the plans shall occur without a Coastal Commission-approved amendment to this
coastal development permit unless the Executive Director determines that no amendment is
legally required.

3. Runoff/Drainage Plan. PRIOR TO THE ISSUANCE OF THIS COASTAL
DEVELOPMENT PERMIT, the applicant shall submit for review and written approval of
the Executive Director, final drainage and runoff control plans that have been approved by
the City of San Diego. The plans shall be prepared by a licensed engineer and shall
incorporate structural and non-structural Best Management practices (BMPs) designed to
control the volume, velocity, and pollutant load of storm water leaving the developed site.
The plans shall document that at a minimum, the storm water runoff from the roof and other
impervious surfaces, for the 24-hour 85" percentile storm event or 0.6 inches of
precipitation, shall be collected for onsite treatment, without allowing water to percolate into
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the bluff face, prior to being directed away from the bluff edge and towards the developed
street or other municipal storm water system.

The permittee shall undertake the development in accordance with the approved plans. Any
proposed changes to the approved plans shall be reported to the executive Director. No
changes to the plans shall occur without a Coastal Commission approved amendment to this
coastal development permit unless the Executive Director determines that no amendment is
legally required.

4. Disposal of Graded Material. PRIOR TO THE ISSUANCE OF THIS COASTAL
DEVELOPMENT PERMIT, the applicant shall identify the location for the disposal of
graded spoils. If the site is located within the coastal zone, a separate coastal development
permit or permit amendment shall first be obtained from the California Coastal Commission.

5. Deed Restriction. PRIOR TO THE ISSUANCE OF THIS COASTAL DEVELOPMENT
PERMIT, the applicant shall submit to the Executive Director for review and written
approval documentation demonstrating that the applicant has executed and recorded against
the parcel(s) governed by this permit a deed restriction, in a form and content acceptable to
the Executive Director: (1) indicating that, pursuant to this permit, the California Coastal
Commission has authorized development on the subject property subject to the terms and
conditions that restrict the use and enjoyment of that property, and (2) imposing the special
conditions of this permit as covenants, conditions, and restrictions on the use and enjoyment
of the property. The deed restriction shall include a legal description of the entire parcel or
parcels governed by this permit. The deed restriction shall also indicate that, in the event of
an extinguishment or termination of the deed restriction for any reason, the terms and
conditions of this permit shall continue to restrict the use and enjoyment of the subject
property so long as either this permit or the development it authorizes, or any part,
modification, or amendment thereof, remains in existence or with respect to the subject

property.
6. Assumption of Risk, Waiver of Liability and Indemnity

By acceptance of this permit, the applicant acknowledges and agrees (i) that the site may be
subject to hazards from waves, storm eaves, bluff retreat, and erosion; (ii) to assume the
risks to the applicant and the property that is the subject of this permit of injury and damage
from such hazards in connection with this permitted development; (iii) to unconditionally
waive any claim of damage or liability against the Commission, its officers, agents, and
employees for injury or damage from such hazards; and (iv) to indemnify and hold harmless
the Commission, its officers, agents, and employees with respect to the Commission’s
approval of the project against any and all liability, claims, demands, damages, costs
(including costs and fees incurred in defense of such claims), expenses, and amounts paid in
settlement arising from any injury or damage due to such hazards.

7. Other Special Conditions of local CDP No. 325514. Except as provided by this coastal

development permit, this permit has no effect on conditions imposed by the City of San
Diego pursuant to an authority other than the Coastal Act.
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8. No Future Shoreline Protective Device.

By acceptance of the permit, the applicant agrees, on behalf of themselves and all other
successors and assigns, that no shoreline protective device(s) shall ever be constructed
to protect the development approved pursuant to coastal development permit No. A-6-
LJS-14-0063 including, but not limited to, the residential addition, and any future
improvements, in the event the development is threatened with damage or destruction
from sea level rise, flooding, erosion, storm conditions, or other natural hazards in the
future. By acceptance of this permit, the applicant hereby waives, on behalf of
themselves and all successors and assigns, any rights to construct such devices that may
exist under Public Resource Code Section 30235.

By acceptance of this permit, the applicant further agrees, on behalf of themselves and
all successors and assigns, that the landowners shall remove the development
authorized by this permit if any government agency has ordered that the structure is not
to be occupied due to any of the hazards identified above. In the event that portions of
the development fall to the beach below before they are removed, the landowners shall
remove all recoverable debris associated with the development from the beach below
and lawfully dispose of the material in an approved disposal site. Such removal shall
require a coastal development permit.
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IX. FINDINGS AND DECLARATIONS

The Commission finds and declares as follows:

A. PROJECT DESCRIPTION

The development approved by the City of San Diego (City) consists of a 2,475 sq. ft. multi-level
addition (69 sq. ft. basement, 949 sq. ft. first floor, 566 sq. ft. second floor, and 877 sq. ft.
garage) to an existing 5,498 sg. ft. two-story over basement single family residence with two-car
garage on a 0.38-acre bluff top lot in the La Jolla community of San Diego. The detailed project
description and history is described above under the substantial issue findings of this report and
IS incorporated herein by reference.

The standard of review is the certified Local Coastal Program and the public access and
recreation policies of the Coastal Act.

B. GEoLOGIC RISK

The City’s certified LCP contains the La Jolla Community Plan (LJCP), which serves as the
community’s Land Use Plan, and Land Development Code (LDC), which serves as the community’s
Implementation Plan, both of which govern the subject site. The relevant portions of the LJICP and
LDC are cited in the Substantial Issue portion of the staff report, and are incorporated herein.

As discussed in the Substantial Issue portion of this report and incorporated herein by reference,
the existing single family residence was approved locally in 1992 and is located on a blufftop lot
between the first road and the sea. The 1992 local approval and accompanying exhibits sited the
residence approximately 25 feet inland of the bluff edge, leaving the rear yard bluff top setback
area vacant except for at-grade landscape and hardscape. This was consistent with the
community character of La Jolla’s bluff top properties and the visual and geologic protection
policies of the certified LCP.

Currently, portions of the residence are located as close as 15 feet from the bluff edge. The
proposed addition includes a cantilevered living room addition on the seaward side of the
structure that would be located only 5 feet from the bluff edge. The proposed new rear yard deck
would project beyond the 5-foot bluff top setback line for accessory structures. This type of
encroachment is explicitly prohibited by the LJCP, which requires that all additions to the
structure, whether at grade or the upper floors, be located landward of the bluff top setback line.
Even upper floor decks and patios are prohibited by Section 143.0143(f) of the LDC, which
explicitly states lists in its permissible landscape and hardscape within the bluff top setback area
that patios must be less than 3-feet in height above grade. Neither the LJCP nor the LDC makes
any exceptions for cantilevered development, even where the footings and supports for such
cantilevered additions are located landward of the bluff top setback line. Such a foundation
design does not change the encroaching nature of such additions that are prohibited by the
certified LCP. Thus, any additions approved to the existing residence must be sited it landward
of the bluff top setback line.
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The certified LCP also defines the bluff top edge while the Land Development Manual demonstrates
how to determine such an edge. As noted previously, both past Coastal Commission and City permit
actions have delineated the bluff top edge at the property’s 25-foot elevation. The applicant’s
geotechnical analysis originally delineated the bluff top edge between the 18- and 23-foot elevations.
However, after meeting on site with the Commission’s staff geologist and further discussions with
Commission staff, the applicant agreed that the 25-elevation for the bluff top edge was appropriate.
Thus, this point of contention in the appeal is no longer an issue.

Currently there are two short retaining walls seaward of the bluff edge. They appear to be
unpermitted (Exhibit 8, Exhibit 9), but the proposed project includes their removal so as to permit
the soil underneath to degrade naturally, thus resolving this issue through this permit action.

In order to ensure that the proposed home is built to the redesigned specifications that conform to
the LCP, Special Condition No. 1 requires the applicant to submit final plans for Commission
review and sign off prior to issuance of the CDP. Special Condition No. 2 requires the applicant
to submit final landscaping plans that place limitations on irrigation within the bluff setback area
to minimize erosion impacts, as well as removal of unpermitted retaining walls currently seaward
of the bluff edge. Additionally, the location of the subject property creates the potential for
runoff to contribute to bluff erosion. Thus, Special Condition No. 3 requires the applicant to
submit final drainage plans to ensure that run off from the property is directed away from the
bluff edge and toward the developed City street. To ensure that any graded material is disposed
of properly away from the project site and does not impact coastal resources, Special Condition
No. 4 requires the applicant to dispose of graded materials in a legal site outside of the Coastal
Zone. To ensure that the limitations and requirements of this CDP run with the land and are
noticed to successors in interest to the property, Special Condition No. 5 requires the applicant
to record a deed restriction against the subject property containing this CDP and the conditions
contained therein. Because the existing residence sits on a bluff top property that by its very
nature erodes over time, Special Condition No. 6 requires the applicant to recognize and accept
the risk arising from wave action on his property. Finally, Special Condition No. 7 grants notice
that any other non-Coastal Act conditions that the City of San Diego places on this development
are not prejudiced by this permit. Because portions of the existing residence already encroach
into the 25-foot bluff top setback area, and the remaining additions proposed landward of the 25-
foot are still closer than the LCP’s default 40-foot bluff top setback line, Special Condition No.
8 requires a waiver of future shoreline protection for the approved development.

Thus, as originally approved by the City of San Diego, the proposed single family residence was
inconsistent with the certified LCP policies designed to reduce erosion and hazards on sensitive
coastal bluffs, protect geologic resources, and reduce the need for future shoreline protection.
Allowing new additions and redevelopment to encroach into the minimum bluff edge setback
would have created significant adverse precedent for future development along the City’s
shoreline. As proposed, the subject property represents a significant deviation from past
development actions and the LCP, and detrimentally transforms the long-standing limits on
building envelopes and encroachment policies as they have been implemented in La Jolla. Only
as conditioned to remove all development closer than 25 feet from the bluff edge save for
permitted accessory structures landward of the 5-foot setback line, can the proposed project be
found consistent with the certified LCP and the geologic hazard policies of the Coastal Act.
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C. PROTECTION OF VISUAL RESOURCES

The City’s certified LCP contains the La Jolla Community Plan (LJCP), which serves as the
community’s Land Use Plan, and Land Development Code (LDC), which serves as the
community’s Implementation Plan, both of which govern the subject site. The relevant portions
of the LJCP and LDC are cited in the Substantial Issue portion of the staff report, and are
incorporated herein.

As discussed in detail in the Substantial Issue portion of this report and incorporated herein by
reference, the proposed single family residence includes several significant encroachments into
the required bluff top setbacks that are not only inconsistent with the certified LCP, but would
represent a significant undesirable change to the community character of the La Jolla shoreline.

The proposed encroachment would change the community character of La Jolla because to date
no bluff top residences have been permitted to cantilever development seaward of the 25-foot
bluff top setback line. The permitting of such cantilevering would be a detrimental precedent for
the path of development in the La Jolla area, as the scores of other bluff top properties in the
community would then apply for such cantilevering. As homes begin to cantilever over the rear
yard bluff top setback area, it would compel neighboring properties to cantilever as well so as to
try and protect their private views. This would catalyze a domino effect up and down the coastal
bluffs of La Jolla, substantially shifting the string line of development seaward, compounding the
“clutter” that the LJCP identifies as already being an issue due to its impact to the scenic quality
of La Jolla and intrusion into public vistas. Thus, it is vital that the restrictions that the certified
LCP places on bluff top development be consistently and strictly applied, and that all additions to
bluff top residences be located landward of the bluff top setback line save for the explicit
exceptions listed in the LCP.

Furthermore, there are currently northern and southern side yard setbacks on the property that
could potentially provide public view corridors to the ocean. The City’s approval currently being
appealed only placed the southern side yard under a public view easement, as opposed to placing
both the northern and southern side yards under public view easements, as is required by the
certified LCP. After discussion with Commission staff, the applicant has communicated that he
has no opposition to both side yards being placed under public view easements to bring that
portion of the property into conformance with the LCP.

In order to ensure that the proposed home is built to the redesigned specifications that conform to
the LCP, Special Condition No. 1 requires the applicant to submit final plans for Commission
review and sign off prior to issuance of the CDP. Additionally, the location of the subject
property creates the potential for overly large landscaping to impact public views as well. Thus,
Special Condition No. 2 requires the applicant to submit final landscaping plans that place
limitations on landscaping and fencing in the side yard setbacks, where the potential for impacts
to public views is greatest, as well as removal of unpermitted retaining walls currently seaward
of the bluff edge. To ensure that the limitations and requirements of this CDP run with the land
and are noticed to successors in interest to the property, Special Condition No. 5 requires the
applicant to record a deed restriction against the subject property containing this CDP and the
conditions contained therein. Finally, Special Condition No. 7 grants notice that any other non-
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Coastal Act conditions that the City of San Diego places on this development are not prejudiced
by this permit.

Thus, as originally approved by the City of San Diego, the proposed single family residence
would have had impacts on visual resources that rise to substantial issue while creating adverse
precedent for future development. However, while the applicant has agreed to the Commission’s
recommendation to place both side yards under public view easement, the attempt to construct a
cantilevered living room over the 25-foot bluff top setback area still represents a significant
deviation from past development standards and the LCP, and detrimentally transforms the long-
standing limits on building envelopes and visual protection policies as they have been
implemented in La Jolla. Therefore, as conditioned, the proposed project is consistent with the
certified LCP and the visual resource protection policies of the Coastal Act.

D. PUBLIC ACCESS

Coastal Act Section 30604(c) requires that every coastal development permit issued for any
development between the nearest public road and the sea “shall include a specific finding that the
development is in conformity with the public access and public recreation policies of [Coastal
Act] Chapter 3.” The project site is located seaward of the first through public road and the sea.
Coastal Act Sections 30210 through 30212, as well as Sections 30220 specifically protect public
access and recreation, and state:

Section 30210 of the Coastal Act states:
In carrying out the requirement of Section 4 of Article X of the California Constitution,
maximum access, which shall be conspicuously posted, and recreational opportunities shall
be provided for all the people consistent with public safety needs and the need to protect
public rights, rights of private property owners, and natural resource areas from overuse.
Section 30211 of the Coastal Act states:
Development shall not interfere with the public’s right of access to the sea where acquired
through use or legislative authorization, including, but not limited to, the use of dry sand and
rocky coastal beaches to the first line of terrestrial vegetation
Section 30212 of the Coastal Act states, in part:

(a) Public access from the nearest public roadway to the shoreline and along the coast
shall be provided in new development projects except where:

(1) itis inconsistent with public safety, military security needs, or the protection of
fragile coastal resources,

(2) adequate access exists nearby, or,

(3) agriculture would be adversely affected. ...
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The subject property is located between the ocean and the first public road paralleling the ocean,
in this case Camino del la Costa. The site is currently developed with an existing single family
residence, as are all the neighboring parcels. There are currently no existing public access paths
through the subject property, nor are any proposed by the LUP. The proposed project will be
developed entirely within private property and will not encroach upon any existing or proposed
public accessways. Adequate formal public access to the shoreline is currently available, with
formal access point three lots to the north and five lots to the south of the subject property, as
well as an unimproved access point available one lot to the south. Therefore, the project as
proposed will not have an adverse impact on public access, and can be found consistent with the
public access and recreational policies of the Coastal Act.

E. LocAL COASTAL PLANNING

The subject site is located within the La Jolla segment of the City of San Diego’s certified LCP.
The subject site is located within the City of San Diego’s permit jurisdiction, as well as within
the Commission’s appeal jurisdiction. However, an appeal was filed against the City’s approval
of the development on this property. Thus, the Commission must review the amendment utilizing
the City’s certified LCP and the public access policies of Chapter 3 of the Coastal Act as the
standard of review.

The project site is currently zoned RS-1-5 within the certified LCP, for residential use. The
addition to the existing single family residence, as conditioned in this permit, does not raise any
conflicts with this designation. However, the locally approved project is inconsistent with the
LCP in numerous ways regarding bluff setback, visual resource protections, and creation of
public viewing opportunities in the side yards, and would represent a significant prejudice on
future decisions by the both the City and the Commission. Only as conditioned in this de novo
permit can the proposed development be found consistent with all applicable policies of the
certified LCP. Therefore, the Commission finds that approval of the project on de novo, as
conditioned, should not result in any adverse impacts to coastal resources nor prejudice the
ability of the City of San Diego to continue to implement its fully-certified LCP for the La Jolla
area.

F. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA)

On August 26, 2014, the City determined the project to be exempt pursuant to California
Environmental Quality Act (CEQA) Guidelines Section 15303(a), the exemption for
construction of single family residences.

Section 13096 of the Commission's Code of Regulations further requires Commission approval
of Coastal Development Permits to be supported by a finding showing the permit, as
conditioned, to be consistent with any applicable requirements of the California Environmental
Quiality Act (CEQA). Section 21080.5(d)(2)(A) of CEQA prohibits a proposed development
from being approved if there are feasible alternatives or feasible mitigation measures available
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which would substantially lessen any significant adverse effect which the activity may have on
the environment.

The proposed project has been conditioned in order to be found consistent with the City of San
Diego’s certified LCP. Special conditions, including redesign of the project to remove any
encroachments in the bluff top setback area, will avoid significant adverse environmental effects
from the development. As conditioned, there are no feasible alternatives or feasible mitigation
measures available which would substantially lessen any significant adverse impact which the
activity may have on the environment. Therefore, the Commission finds that the proposed
project, as conditioned, is the least environmentally-damaging feasible alternative and is
consistent with the requirements of the Coastal Act to conform to CEQA.
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APPENDIX A

SUBSTANTIVE FILE DOCUMENTS: Appeal by Commission Chair Steve Kinsey dated
7/15/14; Appeal by Commissioner Mary Shallenberger dated 11/18/14; Certified La Jolla
Community Plan (LUP); Certified City of San Diego LCP Implementation Plan; City of San
Diego Report to Hearing Officer dated 10/15/2014; City of San Diego Coastal Development
Permit No. 325514; Notice of Final Action dated 10/30/14; Coastal Development Permit Appeal
No. A-6-LJS-14-0063

(G:\San Diego\Reports\Appeals\2014\A-6-LJS-14-0063 BC5 Camino LLC SI & De Novo Staff Report.doc)
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Attachment 4
Project Data Sheet

| PROJECT DATA SHEET
PROJECT NAME: BC Camino -
. | The project proposes an amendment to Coastal
PROJECT DESCRIPTION: Development Permit (CDP) No. 91-0332 to construct a
2,472 square-foot addition to an existing 5,948 square-foot
single family home,
COMMUNITY PLAN La Jolla
AREA:
DISCRETIONARY Coastal Development Permit/Site Development Permit
ACTIONS:
COMMUNITY PLAN LAND | Residential
USE DESIGNATION:
ZONING INFORMATION:

ZONE: RS-1-5 Zone
HEIGHT LIMIT: 30 feet
LOT SIZE: 0.38-acres
FLOOR AREA RATIO: varies
FRONT SETBACK: 20 feet(normal)/1-foot with pre-existing variance.
SIDE SETBACK: 0.08 of lot frontage
STREETSIDE SETBACK: 0.10 of lot frontage
REAR SETBACK: 20 feet
PARKING: 2 spaces required

LAND USE EXISTING LAND USE
ADJACENT PROPERTIES: | DESIGNATION &
ZONE
NORTH: | Single Family, Single Family dwellings
RM-1-4
SOUTH: Single Family, Single Family dwellings
RM-1-5
EAST: Single Family, Single Family dwellings
| RM-1-4
WEST: Single Family, Single Family dwellings
RM-1-4
DEVIATIONS OR 1-foot setback approved with CDP/Variance No. 91-0332
VARIANCES REQUESTED:
COMMUNITY PLANNING | On December 5, 2013, the La Jolla Community Planning
GROUP Association voted 17-0-1 to recommend approval of the
RECOMMENDATION: project.
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BC CAMINO LLC RESIDENCE

6106 CAMINO DE LA COSTA
LA JOLLA, CA 92037

REMODEL & ADDITION

™

Marengo
Morton

Architects

7724 Girard Ave.
Second Floor

La Jolla, CA 92037
Tel. (858) 459-3769
Fax, (858) 459-1768
Michael Mortoa ALA

Claude Anthony Marengo Desa

CDP CONDITIONS

PERMANANT STORM WATER BMP'S SCOPE OF WORK

PROJECT DATA

1. At gyade dceessory structures and landsscape featuras custemary and incidentaf to
cesidential uses shall not ke closer than five feet to teh coastal Bluff edge, in
accordance wiih the requirements of the Land Davelopment Cods.

. The use of texiure or enhanced paving shall meet applicable City standards as 1o
lociton, neise and fricrion values.

3. Prior to ssuanee of vonstruction permits, the Owner/Pernittees shalt record o deed

restetction preserving 2 visual certidor 4 feet 7 inches wide (East) running full

length of property in 2etordance with the requirements of the Sun [Hego Municipal

Code section 132.0403(b) and as described in Exnibit"A"

Prior to commencement of any work or actjvity authorized by this permit, the

Owner/Permittee shall execute a Nolice of Hazardous Condilien-Indemsification

and Hold Harmless Agreement, in a fomp and content acceptable to the

Development Serviees Departinent Direclor, or designated reprasentative which

shall provide:

a} that the applicant undersrands that no new ageessory structures and landscapz
featurss custemary and fncidestal to residential uses shull be developed withia
five foel of the Bluft Top (as illustrated or approved plan Exhibil "A”, ca file in
the OFffice of the Development Services Department) or on the Face of the bluid

b} that the applicant understands that the site may be subject to extruoedinary

hazard from cosstal hluff erosion and applicant assumes the [ability from such

hazards;

the applicant unconditionally waives any chrim of liabitity against the City of

San Diego and agrees to defend, indemnify and hold barmlsss the City of San

Disgo and its advisors ezlathve to the City of 3an Diego’s approval of teh projest

and for any damizges= dus to narrsl hazords. This Norice of Hazardous

Conditiens-lodemmification sund Hold Harmless Agreement shatl be recorded

against litle to the praperty and shall run willh e land. binding upon all

suecesSar ane gssigns,

. Open fencing and Jandscaping may be permired witlin the visual comidor,
provided such improvements do not signifeanily obstruct public visws of the
ocean, Landscape within the visual corridor shall be planted and maintained not o
exceed 30" in height in order to preserve public views.

. No Development shall be permitied on tke coastal bluff faee,

. All new development, {neluding the pest propesed for the cantilevered roof deck,
first ooy diek and new living area shall be set back atl2ast 25 feet from the
coastal bluff edge.

8. All drainage from the improsemenis on the premises shall be dirceled away from
any goastal bluff und either inte an existing or impraved public storm diain system
or omto a strest developed with 2 gubter systerm or public rightof-way designed
carry surface drainage mo-off. AT drainage from unimproved areas shall
appropriately collected and discharge in order to redice, control, or mitigate
crosion of the coastal bluff,

. Prior t the {ssuaace of any building permits the Owner Perminze shall cevord 2
Dieed Restriction waving all furare rights to shereline protective devices assogisled
with the subject property, in aceordance with the Lend Development Code Section
143004308} 1) This condition applies only if LDR-Geology derermines tat the
project eai prived a 23' bluff edge sethack.

[0 Al private outdour lightig shall be shaded and adjustad to fall on the

premises Where such lights are located,

[

S

o

w

~ o

o

e

PROPOSED ADDITIONS TO AN EXISTING 5.387.1 5.F,, 2 STORY OVER BASEMENT,
SINGLE FAMILY DWELLING UNIT & 561.5 $.F. 2 CAR GARAGE, INCLUDING
ADDITIONS TO THE BASEMENT, |5T & 2ZND FLOORS & A NEW 4 CAR TANDEM
GARAGE. ADDITION OF A NEW CANTILEVERED DECK TO THE WEST OF THE
EXISTING STRUCTURE & SITE IMPROVEMENTS. PROPOSED CLOSURE OF THE
EXISTING DRIVEWAY PER CITY STANDARD DRAWINGS & THE CONSTRUCTION
OFf ANEW DRIVEWAY PER CITY STANDARD DRAWINGS.

!, Minimize sidewalk widths and hardscape proposed to reduce impervious
surtaces,

2, Tandem parking proposed o minimize driveway width v 12'-0".

3. All publie sidewalks in right of way are axisting,

4. Direet rooftop runo i to pervicus arzas such a8 yards, open chienels. or vegetated
arens, and avoid routing rooftop runoff o the roadway or the urban runoff
conyeyance system

3. Maximizing canopy intercepiion and water conscrvation by pressrving existing
native

Irees and shrubs,

6. Draining rooftops into adjacent landscaping prier to diseharging 1o the storm
watar

conveyance system,

7. Property is not Jocated abutting ot near storm draim inlet.

PERMITS REQUESTED: AMENDMENT TO THE EXISTING COASTAL
DEVELOPMENT PERMIT TO ADID 1,584.4 S.F. OF HABITABLE SPACE & A NEW
837.9 S.F. 4 CAR TANDEM GARAGE TO AN EXISTING 5,387.1 8.F. SINGLE FAMILY
DWELLING UNIT & 361.5 5.F. GARAGE. EXISTING VARIANCE 91-0332 WILL
REMAIN TO ALLOW A 1-0" FRONT YARD SETBACK.

PROPGSED ADDITIONS:

2. Draining driveway, sidewalks, and impervious Lrails inte adiacent landseaping,
BASEMENT: 69.3 5.F.

FIRST FLOOR; 948.8 SF.
SECOND FLOOR: 563.2 5.F.
CGARAGE: 837.98.F.

STORM WATER QUALITY NOTES
CONSTRUCTION BMP'S

@ FIRE HY DRANTS WITHIN A 600° RADIUS OF TIIE
PROJECT PROPERTY

This project shall comply with all requirements of the state permit;
California Regional Water Quality Control Board, San Diero Region, order

SHEET INDEX

NQ. 2001.0]1 NPDES NO. CAS010875 |

<httpifwww swich.ca.sov/rwgehd/programs/sd_stommwater htrl>) PROJECT TEAM ARCHITECTURAL
B T-1.1 TITLE SHEET
MNotes -6 below represent key minimum requirements for construction DWRERS SURVEYGR TOPO TOPOGRAPHIC SURVEY
BMP's BC Cunnino LT ALTA Can Surveyiug, e, ALl SITE PLAN
S 7106 Camino De La Costy 9517 Grossmont Stmmit Dr : .
La Jolls, CA §2037 La Miesa, CA 9194 A-12 CODE COMPLIANCE PLAN

1. Sufficient BMPs must be installed to prevent silt, mud or other CHITECT Telephune: 1619) 5752587 L-1.1 LANDSCAPE PLAN
censttuctlon debris from being tracked inte the adjacent strest{s) or storm ﬁ%‘tmn Architecs ;f‘"r?:‘xﬁww ’\Tn:'r:"ez A2 BASEMENT DEMOLITION PLAN
waler conveyance systems dug to construction vehicles or any other 7724 Girard Ave. A-2.2 FIRST FLOOR DEMOLITION PLAN
construction activity. The contractor shall be responsible fer cleaning any ITJJ-“;L‘:“S'(\X;’;-’T; e A-23 SECOND FLOOR DEMOLITION PLAN
such debris thar may be in the street af the end of each work day or after a Fav: (359 4503708 A-24 BASEMENT FLOOR PLAN
storm event that canses a breach in the installed construction BMPs. taude Anthony Marsngo A2 FIRST FLOOR PLAN
2. All stock piles of uncompacted soil andfer building materials that are PR A-2.6 SECOND FLOOR PLAN
intended 1 b left unprotected for a period greater than seven calendar days o A4 TROPGSED ROOF PLAN
ara to be provided with crosion and sediment controls. Sueh sofl must be STRUCTURAL ENGINEER A5l PROPOSED EX:TERIOR ELEVATIONS
protected each day when e probability of rain is 40% or greater. :\:i'fgtgh’:";j’;:m,‘i Pide. B A-3.2 PROPOSED EXTERIOR ELEVATEDNL’E
3. A conerete washout shall ba provided un all projects which propose the Powdy, CA 92004 A3 PROPOSED EXTERIOR ELEVATIONS
construction of any concrete improvements that are to be pourad in place on | Telephone: (#581 433.4577 A-5.4 PROPOSED EXTERIOR ELEVATIONS
the site. Fass (93 A5G0 A6 PROPOSED SECTION

! T A-6.2 PROPOSED SECTION

4, All erosionssediment control devices shail be maintained in working
order at all fimes.

5. All slopes that are created or disturbed by construction activity must be
protected against crosion and sediment transport at 21l times,

6. The storage of all construction materials and equiptment muyst be
protected againsi any potential release of pollutants into the environment.

CHNICAL CON
© Wihiealer Engincering
4923 Marcuey Streel

Sun Diego, CA 92111
Telephone: (3381 496-97 60
Fax: (8301 469-075%

Contoet: Dav2 Russe]
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PROJECT INFORMATION

BC Caming LLC Residence

PROJECT ADDRESS:

ASSESSORS PARCEL NUMBER:

LEGAL DESCRLETION:

YEAR BUILT:
BLILDING CODE:

QCCLPANCY TYPE:

6106 Camine De La Costa
LaJolt, CA 92037
ST L0600

Lat 11, Biwck, {4 of L Julla Permosa, tn the City of San Diega, Cownty of 51
Tioge, Stafe of Cabifarnin. according to ¥ap 2ty

199l
CALIFORNLA BUILDING CODE (CBC), 2019 EDITHN
CALIFORNIA ELECTRICAL COME (UEC), 2010 EDITION
CALIFORNIA MECHANICAL CODE ({CMCY, 2010 EDITION
CALIFORNLAPLLMDING CODE (CPCL 2010 EDITION
SAN DIEGO COUNTY MINICIPAL CODE (CSPMO)

Single Family Resbicatial: R-3 & L-Privaie Gayge

DVERLAY ZONES:

GEOLOGIC HAZARD CATEGORY:

CONSTRUCTION TYPE: TYPE ¥-H-Nun Rated
LOT AREA: 16,768.00 S.F.
.38 ACRES
RS-1-4
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PASE
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SIDE (Wesit 3 34" 5.0 [
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REAK: o Lo -8 58 114-533" [ REVIEWED BT (8 0t '
* Frant ebisck per aniing variance 91 1337, existing e propuscd setbcks ess hon the
cequirad sethack 3 proviously conbormse.
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BENCHMARK

THE BENCHMARK USED FCR THIS SURVEY

15 THE BRASS PLUG DN ME CURB RETURN OF THE
INTERSECTION OF AVEWIDA CORTEZ AMD CAMINO DE LA
COSTA AS PUBUSHED IN THE CITY OF SAN DIEGO VERTICAL
GONTROL BENCHBOOK, OGTOBER 2011,

ELEVATION: 42.785

DATUM: MEAN SEA LEVEL

BAgIS OF BEARINGS

THE BASIS OF BEARING FOR THIS SURVEY IS CENTERLINE
OF CAMING DE LA COSTA AS SHOWN ON THE MAR OF LA
JOLLA HERMQSA, IN THE CITY OF SAN DIEGO, COUNTY OF
SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP
THEREQF NO. 1810,

LE. N G4TE'S7" W

CR 0,305 L
Cr 27838 s
e
-
/

IRREVOCABLE OFFER TG DEDICATE AN
EASEMENT FOR LATERAL PUBLIC ACCESS “~
AND PASSIVE RECREATIONAL USE ALONG e

THE_SHORLINE, RECCROED OCTOBER 20,
1987 AS INSTR. NO. 87-589785 D.A. /

P LOT 10

e MAP 1810

S SURVEY BASELINE PER
~ MM 207 & ROS 15720
/ ~

N

s ' £

il La Mesa, CA

ALTA LAND SURVEYING, e,
8517 Grassmont Summit Dr.,
871341
Phorne/fax: (618) 579-2582
ajtatandsurvaying.com

P FD LEAD & msc\

TOPOGRAPHICAL SURVEY

6106 CAMINO DE LA COSTA, LA JOLLA CA. 92037

\

~
~

~

STAMPED “L54863" ~
AT 11.0° OFFSET TO PL

PER CR 25665 \
N \/ .
~ . ~
/ v BN

BlLI7
*BLo—HI

ROS 15720

LOT 12
MAFP 1830

LOCATION OF MEAN HIGH TIDE
LINE ACCORDING TG CITY
ENGINEER DRAWING 4719-L
FILED AS MW 201, SEE ROS
15329 AND ROS 15720

N /
~

SHEET 1 OF 1 SHEET

OWNER:
BCS CAMING, LLC, A CALIFORMIA LIWKITED LIABILTY COMPANY

LEGAL DESCRIPTION:

£OT {1 N BLOCK 1-A OF LA JOLLA HERMOSA, IN THE CITY OF LA
JOLLA, COUNTY OF SAN DIEGO. STATE OF CALIFORMIA, ACCORDING
T0 MAP THERECF NO, 1B1C, FILED IN THE OFFICE OF THE COUNTY
RECORDER OF SAM DIEGO COUNTY, NGVEMBER 21, 1924,

357-141-08

LEGEND /ABEREVIATIONS

PROPERTY LINE
= — ————— ADJOINER LINE
— = e —— — — EXISTING EASEMENT
ey 5 ELEVATION CONTOUR LINE
. FOUND LEAD AND DISC STAMPED "LS 4B307 IN
CONCRETE. AT 11.0' OFFSET To PL, UNLESS
GTHERWISE NOTED.
—LO——+———0——— IRON FENCING

—t———o——0——— CHAIN LNK FENCING

X 465.24" = SPOT ELEVATION

AfC= AR CONDITIONING

BLD—Hl= BUILDING HEIGHT ELEVATION
CONC.~ CONCRETE

DRN= DRAIN INLET

EM= ELECTRIC METER

FF= FINiSH FLOOR

GB= GRADE BREAK

GRD= ELEVATION AT GRADE

GM= GAS METERS/REGULATCRS

PL= PROPERTY LINE

PP= POWER POLE

SLB= STREET LIGHT BOX

SMH= SEWER MANHOLE

TC= TOP FACE OF GURE

TX= TOP FACE OF CURE AT DRIVEWAY TRANSITION
TW=TOP OF WALL

Ca,19.13

MIGUEL A. MARTINEZ DATE:
LS. 7443
Lc. EXP. 6/30/14

LG TGP0 MAS DG

Jm 1I-ZETD GATE: 03/1941F

8T jo 8T 98ey4

suejqd aloid
g wBsuwiypdeny



ADIACENT PROPERTY:
APN 3571414550
LOT 10, BLOCK LA, LA JOLLA HERMOSA SUBCHVISION, MAP REF: 001810, CITY MUNI TWP: SAN DIEGD
L }

LINE OF ADJIACEN HARDSCAPE OF \
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RONT YARD LANDSCAPING GENERAL SITE NOTES STORM WATER QUALITY NOTES & SOILS REPORT RECOMMENDATIONS SITE PLAN LEGEND
) mromeTan, 2009-36
R A plan is lor general site relerence only. Refer to oflier constructten documents e camplete senpe of work. CONSTRUCTION BMP'S PER CONFLICT RESOLUTION MEETTNG, THE EXISTING 27-1 ¥ : ) i i
Z FRONT YARD ARRA 11118 SF B. is iz aw Interior Tennone Inprovement ptun only, gitly new ar velugation of spn-berius walls are Involved. Minor sltcrations to extsting electrical, walcr, phonef———— " N . — - CURE CUT & APRONS AT THE NORTH END OF THE PROPERTY OUTLINE OF EXISTING RESIDENCE
TMIN LANDSCAPG ARCS, LRLESFx 2o JT2 3F and other existing usitizes i the fenant SpIE are proposti This penject shall omply wil ull ceiiremenns of the stats pemit, Califrnia Regiongl Bater. Pl g - " AEVIEWED HY
S{BER SDMC 1L Tan le. datlan or skab curting ar exeavation the contraczar drall yorify locatians of al sice n(ifies, dlmensiyns and condidons . Thess ual it Coutrol Boant, Sop Hivey Rotian, arder NO, 200101 NDDES NO. CASHIORIT § WILL BE REMOYED & REPLACED WITH NEW CURR. GUTTER & py § § ™ T CAM
: i [ any), cxisting site utilitis, itohiding wAter. sswet, gas and Zlectrical 2 s stori et it SIDEWALK. A NEW CURE CUT & APRONS. NOT TO EXCEED THE [z P27 73 VISIAILITY FRIANGLE. NOTHING OVER 30" HPROPOSED
REA OF LANDSCAPING HTSEF - A Jilges and auy otler agw or ks torms whitelt could affect in iy way the crmstructiot of the huilding. Flag ar stherwise mack all logations of site property limes, e | e n AP Siz¥ OF THE EXISTING, WILL BE CONSTRUCTED AT THE SOUTIC [ ‘,’/_2’;_{_/] INTUIS ARES Mo
SCREATE [N DEIVEWAY At 4 SF (45 GRASS) = 1883 Casements {1 my) undersraune uiililiss. and indinre wilite type. #votas |4 below reprosent key miniinuth eduiremants for comstraction BMFS. END OF THE PROPERTY. 37 PYC SUBTERRANEAN DRAIN PIPE, SIDEWALK P MG
D, Al condltioas o dimenstors an these plans shall be verifled in the field by the General Contructor witl aetyal site conditions. Weitten dimensivns shall take - . — — ¥ — -  UNDERDRAIN RS OUTLET. & iREf‘TIDN OF FLOW LMy
. . o i precettence pver scaled divterisions and shall be veritiet 04 the job site. Gr-site verifeation of al dimensions and shall he the sole responstiilicy of the | 1+ Sullicient BAPs must be fastalled 10 prevent silt, mud or ather consiruction debris vaim - & CURE & DIRECTION
§TOTr\L LANDSCAPING 5333 8F {»407.2 5F) General Contruceor and Subconiractors. he;‘-lwslw[uzlrcjc[lj;nmlﬁ::_e::li:..r::;::\.:rl::.‘]g i!!wl!{iél \:.J.:::g:v;j:i‘f‘br; ;—S;:\;;ue;; z?:iﬁ::r::r; E ION % DRAINAGE CATCH BASIN WITH BMI FILTER DATE  pg 1222014
2 E. The Contractor or sub-comtractar Eatify the Archifect if uny conflicis or discrepalcy ocrura between this infornation on this ptan and actual el conditions, | V=HENS O ! y : - v AR
i Do 10 premeeed wlh work in contlict Wwith hese drawing antil witten ar verbal Instrustions are isaud by e Architact oflice. ich detris that may b2 in the siceet af the end oFeach work day e ater 4 storm svent that SOILS REFORT RECOMMENDAT S ) —
RRADING TABLE £, Protett and mark oil existing biilding strscture includiug walls, beatns, ealwnns, aced separation walls, i siher ibenis thue ace gt o the sxisting structuse snd nol put ay | S0Ue 3 breach in He fustalled eongleuction BMPs PRELIMINARY FOLUNDATION DESIGN RECOMMENDATIONS - AREAS OF NEW GONSTRUCTION. 585 TLOOR FLANS A-24-
RA = 24
AF NG l . ’ : o - . . 2. All stuck piles of Uncompacted soil andGr huilding materials that are Intended 10 he len | FOUNDATIGN DESIGN:
b G Coordinate with oliter tanont the temporary shut-ff of any site uedlities, including but ral limited o electrical s2rvice. mus servics, water service, sewer service, telephane | 2+ 1 stuek piles ot u pacled ; - & thal are ¢ 5 s - I —
] i ] l service, aabl ar other dac links with are conncered b the ilding, uapeotestad e a perind greater fian sesen saleadur Jays are to be provided wilh crogion and |~ As previously recommended by B&A (1992), an allowable hearing value of ( PROBOSED SUMP PUMP
S EXCAVATION 246 CLLYARDS VN Lowats refass ki 4 approved amsite logaton, Conteactor shatt diaposs ot al| sits sefusy at Sity-approved Ingations. sofimznt eatrots, Such sail must be protacead cuchilay wlen the prababiliy al ein s 40% or | 2,000 pounds per square foat {psf) may he used for design of footings that 1
£ X SOEl v AR L Provide huilding adiress nuphers, visible and 2 fipm street ar nad Banting 1he property. At maintain a iminimurm width of 12 inches and a minimum depth of 12 - DIRECEION OF SURFACE DRAINAGE
S 805 (1) YARDS 1 ey the [evel and plumh of sxisting tloars, 3 a1d wifuer frents, which will oot be chapged, so that any aeached itmeture. waits, ceiting or other coipeneats coi N inches, and founded into ncted (il or unweathered formational earth
E] s be instalded fewel and plumt i - s 3. Acunerets washaut shall be provided n all prajects shich propose the consimetion of aay INCIES, e ti“" dond £ comp Mol £ uaweatie Ei i ot at o
& NETIMPORT FIOEL. VARD K. The stueiure suronnding the Tenant Improvement are existing as ace the oxderar. windaws, doors, HVAC aystem, site wiilities. walkways nnd sidewalk conditions, The | SRR improvenients that aa 1o be puwred i place o8 the sitc. materials. Lsolated pad footings shouls: have a minimum 3‘?:?550“ o FIRE NOTES [ ;
WA FILE HELGHT [Ey— Architzct has uf take any research ineo fhe condition of fhe esisting oz a3 ta it condifuon, somstriction be StbHy. I oss shall he maiained b swock - least 24 inches square and 4 minimum embedment of 24 fnches inlo T . . 1 - FROPOSED
EE S .. Prior o fha issuance of amy <onstrugiion permit, s Owner Permites shall inearparie any Best Manag Practices necessury 1o vomply with Chapuer (4, |+ ATl erosiule sediment ool devices shall be maiazined - seoekiag ondar ae all fues. compacted (Gl o formational zarth malcriais. excluding any landscaped A Building address numbers, visible & legible [rom the street, shall be SITE PLAN
Atiele 2. Division 1 (Grading Regulatianst ol the Muaicipel Code, s the constnuction plans o specitlieatipns, . " . zone or topsoilfeolluvium or weathered bedroek, provide per FHPS Paliey P-00-6 (UFC 901.4.4).
PR e T o . e b e Wpie " . e - ordieed 3. All slopes that are created or daturbed by construcrion actis ity imust be proreyied jzainst o B N s N N N
M {T""r :&t‘,’:,:u;“:" mll?f o Tméu":;T:“'aff“g::‘t::‘ shall subtit 4 Water Poltutian Cunteol Plan {WFCP). The WECP shill bo prepared in aveordunce with | - - m[:i ;\:dmmﬂl tramsport 4l Bncs - : - The foundation for the proposed residential additions should be landward of | 8. An approved vehicle strobe detector systern, with Knox Keyawitch
1% SUICETHIER (0 Appeitiile = AT o L UyS S Witer - the existing approved setback from the top of the blufl. override, salistactory to the Fire Marshal, shal be protided on all vehicle
6. The stotage. of ll consinustion insieeals sl squipinas must be proctst smns ay VERY LOW EXPANSION POTENTIAL: main ety and emerzency enery points to the project(s) per FLPS Policy -
potantial itlewss of pollntsus e the environment, - Conerete slabs should he 3 minimum of 5 inches tick and shotld be KAH1-2 (LIFC 9024, -
minimally reinforecl with Mo. 3 reinfurcing bars at 12 inches on caneer fn SHEET 3 OF I3
both directions,
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'LANDSCAPE DESIGN STATEMENT

4 lerigation will he carefully designed 1 he 2 water erficlent as pos

L. The lpudscape dusign Dntent oF thus plan is [0 ereake  fusi f_{een enviroament af the streetsacpe that

li It L Archi creates muliile volues and
valleys aud multiple 2dge condittous aud tansition zoues dut will be softened with Inadscape sereening
efaments. The perimeter landseapiug is imesnt jo crente dramatic silhcuzrte and by the use arlarge

calnforces ahd the praject The

spegimen plantiug to create 1 facus point i the sinall or confined special volumas,

2. The landsenpe species chosen reprasent a Semi-Tropical plant patlet of deep precn and broad Jeaf plents,
ing with £ mpfesi on aative spet
I plant areas, spectinen

3. Plant sclection wilt be Sermi-fropical and drowght resistant plaating

e, Smal
plants witl be drig ar miero-irriputed. The entire sysiom will e me manepzd,
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LANDSCAPE LEGEND

LANDSCAPE NOTES

TREE PROTECTION NOTES

1

f.

ALL LANMDSCAPE AND IZRICATION SHALL CONECGRM TO THE
STANDARDS OF THE LA JOLLA PLANNED DISTRICT ORDINANCE, THE
LA JOLLA COMMUNITY PLAN ANEH THE CITY-WIDE LANDSCAPE
REGULATIONS AND THE CITY OF SAN DIEGO LAND DEVELDEMENT
MANUAL LANDSCAPE STANDARDS AND ALL OTHER LANDSCAPE
RELATED CITY AMD REGIONAL STANDARDS.

LONG FERM MAINTENANCE: ALL REULERED LANDSCAPE AREAS
SHALL BE MAMNTATNED THE OWNER. THE LANDSCAPE AREAS SHALL
BE MAUNTAINED FREE OF DEBRIS AND LITTER AND ALL PLANT

L[ BE MAINTAINED EN & UEALTHY GROWING
CONDITION. DISEASED OR DEAD PLANT MATER[AL SHALL BE
SATISFACTORILY TREATED OR REFLACED 2CR THE CONDITIONS OF
THE PERMIT, ALL LANSCAFE AND IRRIGATION [N THE PUBLIC RIGEIT
OF WAY SHALL ALSO BE MAINTAINED BY THE DWNER,

TREE ROOT BARRIERS SHALL BE INSTALLED WHERE TREES ARE
PLACTED WITHIN ¥ OF FUBLIC IMPROVEMENTS INCLUDING WALKS.
CURAS OR STREET PAVENENT,

A MINIAUM 3

NSIME DM ENSION.

ALL REQUTRED PLANTING A S SHALL BE COVERED WITH MULLH
TO A MINIMUM DEPTE OF 2", EXCLLEING AREAS PLANTED WiTH
GROUNDCOVER. ALL EXPOSED SOIL AREAS WITHOUT VEGITATIOM
SHALL ALSC BE MULC TQ THIS MINIMUM DEPTH.

MINIMUM TREE SEPARATION DISTANCE.
TRAFFIC SIONALS (3TOF S1GN)
UNDERGROUND UTILITY LINES
ABOVE GROUNT UTILITY STRUCTURES

ADFEET
5 FEET

DRIVEWAY ENTRIES) 10 FEET
STREET INTERFECTIONS 25 FEET
SEWERLINES I FEET

GRATES ARGUND STREET TREES SHALL BE AMINIMLM OF 30 S.F.

7. PRIOR TQ [SSUANCE OF ANY BUILDING PERMITS. & COMPLETE SET OF
LANDSCAPING AND IRRIGATIUN PLANS $11ALL BE SUBMITTED TO THE
CITY MANAGER FOR APPROVAL. THE LANDSCAPING AND IRRIGATION
PLANS SIIALL BE IN CONFORMANCE WITHTHE REQUIREMENTS OF THE
LA JOLEA PLANMED DISTRICT CRDINANCE, THE LA JOLLA
COMMUNITY PLAN AND THE LANDSCAPE GUIDFTTNTS OF THE LAND
DEVELOPMENT MANLAL,

3 ALL REQUIRED LANDSCAPED AERAS SHALT. BE PERMANENTLY
IRRICATED AND MALNTAINEL N ACCORD, E WiTH THE
LANDSCAPE GUIDELINES OF THE LAND DEVELOPMENT MANUAL. PER
THT. COASTAL BLUFFS AND BEACHES GLINLINES. NO PERM. T
IRRIGATION 1§ ALLOWEL ON OR ADIACENT TG COASTAL BLUFFS
PWTTHIN 40 FEET}

9. TREESSHALL BE MAINTAINED SG THAT ALL SRANCHES GVER
PEDESTIIAN WALKWAYS ARE 6 FEET ABOVE THE WALKWAY GRADE
AND BRANCHES DVER VELICULAR TRAVEL WAYS ARE ta FEE
ABOVE THE URADE OF THE TRAVEL WAY PER THE SAN DIEGH)
MLMICIEAL CODE, SECTION (420403 by L

10 IF ANY REQUIRED LANDSCAPE INDICATD ON THE APPROVED
CONSTRUCTION DOCUMENT PLNS 1S DAMAGED O REMOVED DURING
TION OR CONSTRUCTION, |T SHALL BE REPAIRED AND.OR
EPLACEL [N KIMD AND EQUIVALENT 31ZE FER THE AFFROVED
ATISFACTION OF THE DEVELOPMENT SERVICES
DEPARTMENT WITHIN 30 BAYS OF DAMAGE.

L. Princ to any disterbance 10 1he site, the Owaer/Pennitee shall ake deeagzements Bra 7. Restrictions within the Tree Protection Zone to be momiioned by te Cernified Consulting Arburizt as
lre-Canstrution mesting with 1he City of San Diege Mitigation Muonitoring Coordination Sectiun follews;
{MMC), the Resident Engincar (REY andfor Building Inspecter, Certitled Comsuling Adborist a) Tree praning or mot pruming witl anly occur uader the guidiice of the Certified Consuiting Arhorist
Consruction Monager, and Landseape Professivul, with written approval from MMC,

2. The Constraction Mauager is responsible (or prevantme damage to frees, b Pruning [or verlicat clearmce of butldings, teatfie, i canstoeteon squipunent shail be pertoanied
a} Constenetion agcd mesinlenanee stafd shail 2void wiaecessary activilies within the dripline of sees. by the Ceutitied Consulting Arbaciat oniv.
by Fines shalt be assessed to those individuals found 1o he responsible for the illegal remeval ne damuge e} Construction eyuipment and maierials such as stockpiling ot aml. vehicle ewe, fom irarfic. atiliy
of praléeted lrees, containecs. and storage oF awy kind, arc prohibited.

3. Any damage ar injury b trees sball by reported wilhia 24 houss to MMIC hy the Cerilied Coasalting o) The exisling grade shall not he distueled unless atheryise approved by MMC, the RE, and ar
Arborist Huilding Iaspoctor.

4. The Cartified Consulting Arborist shall be . ihle fior establishing. oyl ine, and 2) Rpot systeuns shall be protected from fooding. srosion, chemical spills, aud sxeessive varlaticus in
the Tree Profoction Zone as shown on thesa plans durng the entira construction petid: s0dl molsrure By eqnstruction achivily.

) Stake the complate drip line. 2. Any moditications undfor additans to the approved Tree Proleetion Zane shall be sabinitted by the
bt Ronts shall be sleanly vui back appos. 0 from the limic of disticbuace, unless etherwise dircted Certified Consulting Arborist with adequate infammation to MMC for approval.
by tie Certilied Consulting Arborist. 9. The Ownar'Parmutiez shall be responsible for a minimum 3 year menilking ard nainienance poriad,

2} Install @ empomry =it high chain link fence armand the idenditied dripline, unless sthersise direcied
hy the Cectified Ciazult A
) Artach an araiiye or yellow proteetive tence (mes. 3'iighy to the dwin link tenee,
) When areas wnder the ircs canopw cannat be tenced, anglher meihod shall be raquired, as
rerammended by the itlad Comsulting Arborist and approved by MM
1) Bost "KEEP OUT" sigas in both Spanish and Englisl wo e chain fink fonge,
¢ Place story potes where proposed building(s) and tree bratches interface,
Iy Sulsmir to MMC a tree maintenesee schudule prepared by the Certified Consubiiog Achorisl,
i) [ met is adjacent t oc in the iwmedinge prosimity o a geade siope uf $9% 123 demees) or more,
pravide adequate 2rosion contel,
3. The Cenificd Consulting Arbarist shall ver
Projection Zune s been estableshad.
6. Tl QwircrPorirtes shall submét the Certifies Consulting Aborist's veeificati
schodulbn 3 site inspectivn with MMIC. the RE andor Builiding Tnspectar, Cortitic
Arbavig, ond Larlscape Professienat.

designed by the Cerlificss Cunsulting Arborist aftar construetion to ensure the suceess of prtected
and.or replacement frees,

L0, Flie Certificd Consulting Arborist shall provicls sl (0perts to amt requast inspoctons from MMC
during the momtoring and maistenance period

i wrlting do e OwnerPermittee that the Tree

Tetir o MM hofon:
Cunsialtiog

ary
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IREMOVED)
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height: 35* spread: {2 Fope: Locent
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[REMOVED)

Arreraceae Crminghaniand -
hoigin: 33 Tir
caliper 1

elrip flme: (5231 chritmfereacy

TURNER'S PITT MOCK ORANGE
Pitiospontat Tobirt Tianes's Fartagatad
i -

rend; 34" Tope: Sercen
deip fines PRLLYR cincomperenee

FLAK

Linunt Lieitattasinnmn
elght: I8 spread; 12 Tipe
drip fipe: WBS A" circimference

ent

INDIAN HAWTHORN 'BALLERENA
Rapshislepis fradica-
height: 247 sprand: 3 Ty Seiatd Senle
drip dine: 5" eirenmginene

CRASS PLANTING ARTA

IL’LJ\NT SPECIES
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Al desysn, (deas and armugements as mdieued
o these tlruwings are the legul prozerty of
Marenya Marien Arcliteqcs, Incomoratad and
e <pecills project car rtish tley were
tepaced us hifieated un 2 proleet dtk: bloce.
Reprotucton. publication or reuse by any
mathad,n wholc or part, wiioot the cxpcess
swritten coasent of Marenga Mortan Arzhitcers,
tneoeporased. s prohibited, Therashell ba

changes, subsdulur, modifiei

zensent af Maenizo Morla Arshilects,

Lacomparated. Visul, physical. or elegtionjz
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specificabons ahall onsciuse e aceeprance of
all these nestrictiver,
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| : DEMOLITION NOTES FOR COASTAL
EXEMPTION

e A. At least 50% of the existing exterior walls (from the foundation to

Y the top plate} of the principal habitable floer must be left standing and
R i in place throughout construction and incorporated into the completed

- . ! structure,
' B. The wall must continue to be used as exterior walls in the

compicted project (may not be used as interior walls or used in a
. "duuble wall" contiguration with any new wall)
| C. Any door or window lecated withiit 2 segment of the wall which is

i counted toward the length of an existing exterior wall to be lett
i standing {at least 50%) cannot have their location or size modified. marengo
! . The surface of the wall can be modified or removed down to the
: studs but with both the top and botiom plates in place. Removal of the Morton
i stud walls, even pn a temporary basis doses not meet exemption .
: criteriz (for coastal exemption) and is not to be done. Al‘ChltBCtS
E. Walls, which are designated o remain, cannot be replaced, i
!
: heightened orrcloc_med for any rcason, including reasons of structural 7724 Girard Ave.
i integrity {dry rot, termites). Second Floor
i E. Reinforcenlent in the form ofsisllering members {studs und plales) LalJolla, CA 92037
! is permitied as long as they do not interrupt the assembly of top plate .
i : studs and sill. Tel. {858) 459-3769
i G. Perleuath?n thr?ugh top _plate is pem}i?ted - only the width ot_'the Fax. (858) 459.3768
| actual cut will be included in the calculation (2.g. only actual width of i
a 2x4 or 2 x4 going through (he top piate will deduct that amount) Michael Moston ALA
e et o e e . e e e o ot o o e 4 o e on e o nn ; H. Cripple walls are permitted (Placing a new bottom plate on an Claude Anthony Marengo Desa

i existing top plate together with naw studs and a new top plate for the
5 ! purpases of ncreasing floor to ceiling height).

* i | 1. Foundation replacement is accepiable only if existing walls can be
! propetly supported in their pre-existing position during replacement or
' : repair.
1. A window may be replaced or may be reduced in area ar dimension
or may be covered over (Blled in) provided that the existing studs and
headers are retained in their eriginal position.
i K. Reinforcement in the Form of furring i3 permitted for single wall

' ; congtruction only if it is done in such a manner that the wall is not I
! . extended outward. All frring is to the interior & verified by the
f § Acchilect, 625 and BrriAgemEls o8 v

=TT design,
o theve drawings are e Jezal arepenty of

' S DEMOLITION NOTES i
! anepised 35 indizated o the Deojece fitle block.
. ; L. Archioct shall b aolified immediately when any discrepancy with Arehifesturaf eegroduction, publicanion of ré-use by sy

o1 Btructural drywings are found at the project site. All drawings may have bo e miethod, in whoie or pare, willi e expeoss

modiiied ypon removal of ssisting consiruction. Do not procsed wilh swork in quaston writnen ponenl d Moremgo Morian Asehitecti,

i wittil the apchitect issues dirsttions. rohibied. T:;ﬂ,j'mnlihenwu

i 2. Contractor shult verify layour uf etisting stracture, properey boundaries, locacion plesiiin i

of site utliities - underzround and gyerhead, and fleld sanditums us shown oa the accampanying spedificalions ihaul the
plan prier to demoifffon. ansent of Marenga hlorron Ard
kN Befare art of demolilion contractar shall verily wilh the swner any item io be neomocied, Visual, ph
saved {S), mvered, of srorod, vy storape lucations wizh owner befure demolirion GOt ar uss of 1he:
Ccommenees, spueltications shulf con:

i 4. Aoy outdoor struciures ot Jandseaping marked to be saved, shall be protecied, tenced il e

: andiar covered o avoid damsge. ]

5. Alldemotition materil shull be ironsported 01 site nud properly disposed of at |
cily=appeyved locarions by 1he conrraces:

A, Contractor ly verity dumpster boeation with Architact hefre demoilion commences,
Cordractoc shalf also refer w Roor plans and arher copsiaaction plans for acw wark to bel
incorporated inte the praject and te proceed with demelition aecardingly.

8 Corchlly remene struehur ns shown on phan, Rermeve ol materials carerully o avaid
damaye 1o adjaenl suruces.

~ . 9. Coawractor shedl nalify architect ifany of the exposad wood shaws evidence of aetive

: “woter lenky, bermites or dry ol :

1] Prepars existing window framing openings {la remain} w reeeive new windaw units.
Se new floor plan and elevalions for new winduvw stze,

L 11, Yhen demoiition is eampicte. the steucture anul site shail be broom clean Jrd ready @@
TECRIVE tew wyrk,

12 Remove il cxisting tandscae and tnee cools with in 3 feer uf the outline of new

. steucture, 1f the removal of leex roots produces paletially unstable trees. the eonlezctar

- ! : shiall immediately contict 8 kg specialist 1© make 2 eeoinmendation.
: 13, Demolition of openings in raor"and exterior walls shall be covered each night with
plastic tarps and scenred fe prevent waser dust fom eatecing the buildiog.

~ y 14, Existieg ilwaes shall be covered during construction. Gpanings shall be taped and sealed

xr o walls 3 cdacs of corstuclian zonc to minimize dust, Temporary walls shall be built
und sealed if needed o7 slewn e plans.

15, Should auy portion of the structure being reine od produce unsteble o ugsal:
conditions e coptractor shall provide shuring and bracing,

L6, Exisring FAL & Water Heater shall be turned off and salvaged pnits removad and
stored for use, Existing vaturl gas service hail be turned off and lines remporaril
caped @ residanie YR,

17, Elontical senv lcel\hu!l be nernad aft at residence and pravisions for lmporary powet P —

: made dusing dnnstraction. 10-43-13 TD Coustal Subimital

: 13, Plense e advised this 12 2 remadc] projecr. Coneealed conditions of all types shad be 13-13 IRD Coaslal Subtoinal
taken inte account Lod o verified prior to completion of finat peaject hid. 'H Coastal Subminal

19, Comractor shall verity in the field the condition of all foundations. stem walls, sill ubmittu
atraekmeaLs, pieg-tooiing conditions and oaclment o framing, Deficencies, cricks o Besubmaital
ather simctuen| issues In fumdations or faotings ar Tagk thereat shall be braught ey 1he

: wsitention of the Architsrtnd Stouctural Engineer,

; 20, Existing fruning ond foor serfices may be 9ut of plursb and sat Jevel, Thy shadl be
inspected and mude plumb il Eeveled upon notification ke the Architeet and a written
approval lus bees documented. Wood traming adjacent to sofl may be ercoancered and ﬂ
modifications andfor profectios measuras shall be takea,

21, Elevarion changes between dooc openings and adiacent srade shall be veritied in the H ]

field. Contractar still. If discrepaucies exist berwoan fiehd eonditions and plans. ootiéy PHASE !
the Areliitect e make modifications and or other sorreetive measires, COASTAL

! 22, 19 sils report or sur €¥ 20s alov included with s st of docoments. the Acchilect will

aot be I“"E'i. mugusime Ior any chanwes. m(ﬂiilicu!fun{. ordcred 12parts or survey or prOsECT No. 2000-34
PR P - S ather aditionad lssues caused by lack of information from those documents,

e} g slab to he dvmolished and replaced with J0M PRI conenete per structurak

LA COSTA

LA JOLLA, CA 92037

BC CAMINO LLC
6106 CAMINO D

EXISTING
BASEMENT

3

faunitation piams, soe stieet S3. [evEnemey
i § CAM
: COASTAL PROJECTS ADDITIONAL NOTES L
A i5 2 COASTAL PROJECT. Np excering swlls shall be demaiisied ather then
e ase specitierd on the deolivion sheet withont prior written instructivn frum DRAWY BY G
" Arehitech it

B, IListhe General Contraciors sole respansibility thal all exiviing wall shawn to
remaia shull be protecie and maintained at all times duriag tie project DATE e 12.0]
cunstruction.

DEMOLITION LEGEND

b oot |

BT 0 | adey
SUBIG afouy

H N Basement Pl"OJ ect Perimeter Calculation Worksheet EXISTING EXTERIOR PEREMETER WALLS TO REMAIN
H Froject Nawe RC Camino LLC CT "7  ExISTUW Walls TO BE REMOVED
S Fraject Address 604 Caming De La Costa . o
S N La i €24, 02037 FEZAZ7Z:  EXISTING WALL TO REMAIN. UPENING TO BE INFILLED
5 - e - . § INDICATES DIMENSION OF EXISTING WALLS TILAT
Z BASEMENT DEMOLITION PLAN/ 50% COMPLIANCE PLAN Eulsting Residence Pecine er | ngihs RERIATN [N PLACE ST ATLE 4 g
i Direction Existing Walf Faves " [ INDICATES DIMENSION UF EXISTING WALLS TO BE DEMOLITIO
A- East : 0.4 LF REMOVED 500 COMOLL
B- Souh 1305 LE 200 LF
t e o PERIMETER OF MEW WALLS
Total Esisiteg Building Perimater Lepath 3493 LF 333 CF 006 LF —amem— = PERIMETEROF NEW WALLS
— v/ 2 - -
AREA CF S : DEMOLISIE .
Existing Perinwcer Vall Remaining 48 LF i [ ] ARE: LAB TG BE DEMALISITED
100, Percentags of Exixting Parimeter Wall Whivlt Remainy (B BECIMAL FEET VALLE FOR L¥E IN CALCULATING SHEET & OF 13

i SO Fexisling will ML renn to qualil G7 cosal exenplen EXTERIOR WALL MATREX

g luewqge_nv
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DEMOLITION NOTES FOR COASTAL
EXEMPTION

A. Atleast 50% of the existing exterier walls {from the foundation o
the top plate) of the principal habitable floor must be (aft standing and
in place threughout construction and incorporated into the completed
strileture.

El
) 3%

/?\\ ! L L__ ] 5. The wall must continue to be used &5 exterior walls in the
S e P —————— 1= ) completed project (may not be used as interior walls or used in 2
(‘(‘ o =‘J. “double wall” configuration with any new wall)

C. Any door or window located withiiz o segment of the wall which is
counted toward the length of an existing exterior wall to be left
standing {al least 50%) cannot have their lecation or size modified.

D. The sutface of the wall can be modified or removed down to the
shids but with both the top and bottorz plates in place, Removal of the
stud walls, even on a ternporary basis doses not meak exemption
criteria {for coastal exemptian) and is not to be done.

E. Walls, which are designated to remain, cantiet be replaced.
heightened or relocated for any reason, including reasons of structural
integrity {dry rot, termites).

F. Reinforcement in the form of sistering members {studs and plates}
is permitted as long as they do not interrupt the assembly of tap plate
smuds and sill.

G. Penctration through top piate is permitted - only the width of the
actuat cut will be included in the calculation (e.g. only actual width of
a 2x4 or a 4x4 going through the top piate will deduct that ameunt)

H. Cripple walls are permitted {Placing n new bottom plate on an
existing (op plate wgether with new studs and a new top plate for the

‘r'll_.__

i
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7724 Girard Ave.
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T i =1 purposes of incrensing foor to ceiling height).
) I I{ ) i 1. Foundation replacement is acceptable only if existing walls can be
| LIt property supported in their pre-existing position during replacement or

Tepair.
J. A window may be reptaced or may be reduced in area or dimension
or may be covered over {Ellied in} provided that the existing studs and
headers are retained in their erfginal position.
K. Reiniorcement in the ferm of furring is permitted for single wall
construction enly if it is dore in such a manner that the wali is not
extended ottward. All furting ts to the interior & verified by the
Architect. A ievign, Tieud a1 srearigamants  Gulieaied
o thess deaWings are lhe Legal preperty af
DEMOLITION NOTES Marergn Vioriin A rhitects, Incormprared 14
o specie profect forwhich ey were
ficated an g prujec Tafe black

1331

Fd 00"

r=o - e st sy e e o i i
1 \ | o Sfmctural dyzwings ave Toand at the prajece site. All drawings inay have to be cthn, ie whalc o part, without i axpriss
P muditicd upon wmoval of exisiing coustrugtion. Do nol proceed wilh wark in question setlién onsent bt bdirengo Morton Archiezts,
L= until the archileet issues directians. Icaspurate is prohbrited. Thens shull be
3. Conirzetor shall verify Layut of existin g tructure, property buundarles, locatiun chanyes, whsiutions, medifizalians o
= of site wlilities - undersriund and averhead. and Beld condltiens 4s shown ou the deviatlars fram thess driwings oe
= : a acoampanying speeifications widouy the
° Progect Mt BE Caming LLE pinns prior to demotitlon. rouseat o< MATenga Mofton Arhitects.
a Projeat Adiness i 6106 Caming D L Costa, 3. Befure start of demolition gamiracter shull vericy with the pwacr 2ay item 10 e awarporated, Wistal. physical, of alecironic
Ladolks, U 92037 saved {5}, covered, or stared, verify ste rage locativas with osencr hefore demolttion « o1 use of \bese duwings aad aruched
etmumences. specitications il canstiew weeptanee of
Exfs thng Weyhig nee e mm-rcrunzmn 4. Auy outdoor structures ar [andstaping market to be saved, shall be nrotected, nwed ull thizet resTigtiun.
Dire cthon Exi fing Wall Facey Ha.lln-- Ln.mgrhm ra [Lemgin Remosed andlor covered to avoid damage, —ﬁj
e N b8 LE 5. Al demotiion maris sl be tansported ofF o and progedy disposed of 2t
: e ot iy airy appraved logngions by the (ouliwior 7
E : sS4k LF S8 LF .00 LI 6. Contmetor @ verify dumpster [pestion wills Architeel befare demoiition sommences. <
2 2481 LF 6 LE nag LR kS Contructar shail alsa refer 1 flgor plans and athet construetion phans far new watk to bej -
£ 2334 LF 2534 LF 000 LF incorporated into the peojert and 1 proceed with demolition acesrdingy. U 2 |
= A33 LF nam LF .33 LF L Carefuly remove steudture as shown on plan. Remave all makzrials caretidly 1o avaid =] r!:
z b 661 LI B0 LK 8L LK damnape o adjacent sorfaces. »—J S
b 1501 L oo ¥ 1591 L 9. Coslructor shall nolify arshitect if any of e expesed Wil shows evidence of active -] - &
1818 LE won L 1813 Lt water lowks, lermites or dry ror, g >
L= a0 LE 20 ity 1. Prepara axisting window Eruning openings ({0 remain) to receive new window anits. Q ~
o e vl e See new flour plan and elevations for naw window size. Z. w g
P St Wt o Lak Lp 500 LI 1L Whea demolition s complote, the structure snd sita shall be broom clean and ready 1o o oo
- Suwh LF 6 LF 0.00 LF Tecaiye new work, 2 O <
R Wast Lr wow L 2219 LF 12 Removeall exisling [nabscupe 11d e raoks with in 3 et of the outling of aew = ~
£ Sowh tF o3 LF 1155 LF strucrure. IF the reroval f ires oot produces goteatinlly utistabis Trees, e contractar | < =
e Wt ' L¥ 534 LE e LF shall immedidtcly eomact i tree specialist to moke o reconunendation z c
Li= Mol LF Has L LELLE S 13, Demalition ol openings in roof and sxterior walls shall be covered gach miglt witly O < o
v o u* thot (F e L plastic tacps andl sectred 1o prevent water and dust fioim entering dve building. U g %
# We Went e 2.l 000 L3 14, Exfsting Qoors shall be coversd during canstruction. Opsuiags shall be taped and scaled = 4
O X fau e 1934 Ly o to walks at edyes oF construction zome L minimize dust, Temporary watls shail he built oM o
T //-\ A Y- ‘fo/L‘hl LF Loy L .40 LE and sealad if needed oF shy a pl =
LS -o % Loz ! ir 1086 LF 0.0 LF owa of plins. —
(18, 131 Ahe Wost . or Lo LF 000 LF 15, Should ay portien of the structure being reimuved prodice unstable of unsafe s
- Fiast L ' = w00 L conditians the contrastor shafl provide ihormg and braging,
1o, Existing FAU & Waler Beorer shall be lamed off and solvaged univs reneved and
staretl for re-use, Existing aanwml sas service sball be turned off and lines temprrarily
caped at resience. T
17, Eleetrical service shadl he turned off a1 residence and provisions for temporary power '
winde; Juring construction. 6-03-13 18T Coastal Submitial
18, Please beatvised (his =  cewodlel project, Concenled conditigns of il tyges sl o A SND ol Sibmaiial
taken into account andior verified prior to corapletion of final project bid 51-27-14 4Td Coastal Submiual
19, Contsgusne shall ver ify e feld be condition of ] frundatings, stem walls. =-u I 14 Geckogy Submittal
ting cor 1o lrmining, Deficic ar iy -?Gr.utm.y Resuimittal
03 Plannitg Resuomittal

other stnustural ssncs in foundations uc lptings or faek thoreaf shell be hrought ru he
aitention of the Archizact aad Steucturaf Engineer, A

20, Existing finmntng a1 oo surfees may be eut uf phub and oot level. They shall be
inspecied and wnadz plunb and kveled upon notification 2o the Architeed and 2 wrilten
approval haa been documented. Woud framing udiacent to 308 roay be encounlered and
modifeations sndar protection messures shall e taken. .

21, Elevaor changes hetwern door aponings wul adfacsnt grade shall be verified in the
fiell, Conlractor shail, if discrepancies axist hetwean el conditions and plans. n
the Arcliiect 1o make maditications anddfor Bther copreplive measings.

22, IFsuils repore or sucicy ase nar iciuded witte this set of doctmoents, e Architece witl
ot be held 125pansible for any changes, madifiations, ordersd reports o survey of
oiher adilitional iisves couscd by lack of information fiom thess doctements.

a3 Existing slab lo be devolished nd replaced with 3000 PS1 conurer per el
foundation plans, see sheat S1.
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REMiEWED BY CA.l\dl
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LOASTAL PROJECTS ADDIITONAL NDTES

A This is 2 COASTAL PROJECT. No exterior walls shall be demolished ather Hun
those spucilied on the demalion shevt withaur prior wreliten instruetien from
Architect.

B. Tt tie Geveral Goatracturs solg respansibility thal all existing wall shnw to
remain shull e protectud and muintaised af 4l tines during the praject
conserietion.

DEMOLITION LEGEND

EXISTING EXTERIOR PERIMETER WALLS TO REMATN
EXISTING WALLS AND COMSTRUCTLION TO BE REMOVED
EXISTING WALL TO REMADN, QPENING TO BE [INFILLED

DEMO KEYNOTES

[1] FXISTING FXTERIOR WALL TO REMAIN AS INTERIOR
WALL

7y

yed

S elilectiee st astal Pllase Sl

8T jo 5 aley
Suely 15afoay

INDICATES DIMENSION OF EXESTING WALLS THAT
REMAIN [N PLACE

INDICATES DIVENSTION OF CXISTING WALLS TODE
REMOVED
PERDMETER OF NEW WALLS
————— e = PERTMETER OF NEW W ALLE

W AREA OF SLABTD BE DEMUALISHED

| CRGH] DECIMAL FEET ¥ ALLE FUR USE 1N CALCULATNG
EXTERIOR WALL MATRIX

METTIE g7 ) e
DEMOLITION P
e COMPLIANC,

1ST FLOOR DEMOLITION PLAN / 50% COMPLIANCE PLAN H H

SCALE: [+

A-2.2

SHEET 7 OF I8
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DEMOLITION NOTES FOR COASTAL
EXEMPTION

A. At least 50% of the existing exterior walls (from the foundation to
the top plate) of the principal habilable ffoor must be left standing and
in place throughout construction and incerporated into the completed
strueturz,

8. The wall must continue to be used as exterior walls in the
completed project (may not be used as interior walls or used in a
“dovthle wall" contipuration with any new wall)

C. Any door or window locared within a segment of the wall which is
counted toward the length of an existing exterior wll to be left
standing (at least 50%5) cannot have their location or size modified.

D. The surface of the wall can be modified or removed down to the
studg but with both the top and bottoin plates in place. Removal of the
stud walls, even on a temporary basis doses not meet exemption
criteria {for coastat exemption} and is nol t be done.

E. Walls, which are designated to remain, cannot be replaced,
heightened or relocated for any reasen, including reasons of structural
integrity {dry sot, termites).

F. Reinforcement in the form of sistering members (studs and plates)
is permitted as long as they do not interrupt the assernbly of top plate
studs and sill.

G. Penetration thyough top plate is permitted - only the width of the
actual eut will be included in the caleuiation (2.g. only actual width of
2 2x4 or a 4x4 going through the top plate will deduct that amounr)

H. Cripple walls are permitted (Placing a new bottom piate on an
existing top plate together with new studs and a new top plate for the
purposes of increasing floor to eeiling height).

1. Foundation replacement is acceptable only if existing walls can be
propetly supported in their pre-existing position during replacement or
Tepair.

J. A window may be replaced or may be reduced in area or dimension
or may be covered over {filled in) provided that the existing studs and
headers are retained in their original position.

K. Reinforcement in the form of furring is permitted for single wall
construction anly I it is done in such a manner that the wall is nat
extended ourward. All firring is to the interior & verified by the
Architect.

2nd Floor Project Perimeter Calculation Worksheet

Project Naaw
Projoct Address

Existing Rosidence Perinwter Lungthy

B Camina LLC

6106 Carino De La Costa

LaJola, CA 92037

DEMOLITION NOTES |

IDirection Existing Wall Faecs [Existing Lengtlr |Levigth Romuining [Lemath Remoyed |
€C- Narth Brol LF 6.7 LF LEILF
DU fast 1848 LF LE 423 LF
EE- South 433 IF 00 LF 14.83 LF
FF- East el LF 1181 LF 0.00 LF
QG- Souh 1633 LF Fe31 LF 0.4 LF
HH- Wasr 1609 L[ 12,76 LF 33LF
If- North 2455 LK W5 LS 400 LF
U Wesy rasg EF le LF ) LF
K&- Souh 549 LF 549 iLF 0.00 LF
UL Wast 140 UF L7 LF 1225 LF
MM West 2T LR 27 LF .00 LF
M- Suuth 19354 LF [ERT (00 LF
Q0 West 158 LF 108 UF 4 LF
PB- Wast 08 LF 1og LF Doy LF
£30)- South LIk LK (LS DU LF
RR- Noith [ 1Ll Lon L¥ Gun LF
35+ South 281 LF w43 LF 138 LF
TT West 1508 LF 0 LF 16.08 LF
UL- Eist 1799 1F 1789 LF 0.00LF
Y- West 397 1F 97 LF @00 EF
WW- East 147 LF 4 LF .60 LF
XX Sunih 1660 LF hen LF 000 L¥
Thial Fxisting Builiing Perimeter Lensih 139.7% LF 76 LE 56.94 LF

(Txisting Perimetr Wall R 27LI6_LF

80% Percentage of Favisting Perimager Walt Pohicit Romiiny
007 of Exims wal el e 1 qualiy lor sostal sSenprion

1. Architect shall e notilicd immediately when any diservpancy with Architectur,
oc Struetural drawings are funod of the project site, All drawinzs may have t be
wodificd upon ramoval af exisring construcrion. Do not proceed with wark i questiou
until the architect issues directions.

L Contracter shall veelfy luvant of existing structure, properey houndarics, locatian
of site ufilities - underuraund and overhead, ind field coaditinns us shawn oo the
plins prior o demniltion,

3. Befure start of demalltion contenctor shall verify with the swier sny jter fo e

saved (5% covercd, or stored, verify storage locations with pwier efore demalition
oI mEncss,

4 ARy sutdoar stuciures or landscaping marked o be saved. shall be profected, faiced
andsar covered r avoid damase.

5. All demolition malerial shali e transpored nfY site and properly disposed af at
city-appraval lacaiions by the conractar

4. Conlrmctar to verily dumpsier [oeition with A rshiteet before deinalition commances.

7 Contractor shall alsa reler to floor plans and other consirueten plang for ngw work to be
im=arporasad o lhe projest and o proceed with demalition acsordingly.

9. Careflily remios sizucturs a8 shown on plan. Remose af materials earetully fo avoid
damage (o adjavent surfhoes.

9. Contractor shall nosfy arehileet ifany of the sxposet wood shows evidence of active

water leaks, ternites of dry rot,

19, Preparc exisling window [raming opedings tio (BMam) to egeise new window wiits,
Sec new Noor plan and clevations for new wingow size,

1. When demoliton js complese, e structre sk site shall be braem clean ind ready
rECen e tew wark,

12 Remove all xisting landscape and tree roots with in 3 teecar the qulline of naw
strueture. 1 il removal of tree roels produces porentially unstable troes, the cantrecior
ELIE i eontet a tree specialist o make a diei

13, Demolition af gpenings in root and cxterlor wally shaif be covered 2azh night with
plastie |orps snd secitred 1o prevent water and dust fom cotering she building.

14, Existing foors shall be coveyed duriag spnstrustion. Openinas shili be apad and sealed

10 walls 2t adges o consiruction 20ne to minimize dust. Temporary walls shell he bufle

nod seated if needed or shown ud plans, {

Should any portion af the stugtore baing remnved produce unstable of unsafe

coaditions the contraator shafi provide shoring aud bracing.

o, Exisiamg FAL & Waer Heater shail be thmed off and salvaged urits remaved and
stored For re-use. Existing natusal s service shall be nimed otfand lines remporarity
caped ar resfen

17, Elecirical secvive shall be turmed off ol residence and provisions ter emporary poswer
made during constmetion.

3. Please be advised remodel prujecr. Conceated condifious of all cypes shukl be
<akew it aceoatlt andd or verified prioe ro completion al fnal project bid.

19, Camractor shalk verity in the Field the condition ol all fonndstians, stem walls, sill
attacherents, pier-Moting conditions mid atachment 1o framing. Defiviencies. etacks of
ather structural issues in foundations or tootings or lack thenorshall be brought to the
altergron of tha Arcliileet and Steuctury] Engineer.

20, Existing faiog ond floor surfaces may he oot of plumb and not level, They shalt be
jnspectod sud made phumb st leveled Upon autiflcation to the Arehitist and a writen
apgraval has beer documented. Waod (faming adjacent to sail may be cncaustered and
madifications andfor profeetion ieosnres shatl be take,

21, Elevativn changes between dour openings and wifee ot grade shall be veified tn the
fietd. Contzactor strdl, i discrepaneies axist betwoen fiekd vonditions and plans. netity
he Archiwed to make medifications and'or other corractive measures.

22, ffsatls repart or sorvey ars ot inchaded with 1ltis set of ducuments. the Architedt will
1ot b2 held responsibli tor any changes, moditicationd, erdaved reports or survey or
other additiansl issucs caused hy bick of infarmation Fram those ducumnents,

33, Exisling skb 1o he demwofished and repluped with 3008 PS1 conerete per struciucal
Towmdation plans, see sheet 33,

COASTAL PROJECTS ADMYIONAL NOTES

A, This 8 n COASTAL PROJECT. No exterior walls shall pe demofished uther tun
these specified on the demolition sheet withour prine writhes tructtan from
Architect.

B.  Itis the General Contragors sale responsipility thur ail existing wall shewn fo
remain shall be protected and tmsintained st olf thoes during the project

Marengo
Morton

Architects
7724 Girard Ave.
Second Floor

LaJolla, CA 92037
Tel. {858) 459-3769
Fax. (858) 439-3768
Michoel Morton ATA

Claude Anthony Marengo Desa

A Uesen, eas 0] aange mants o fndizsed
wnthese deawings ape the Rgal property of
Marzngn Moetan 3 reailects, Inencpocated and
the speifie preiect e which they wera
prepared us indivated n the prageat tide hlock.
duction. publication or ee-s by by
whote ar padt, Witkiaut e erpiiss
writicn comsent oF Manmgs Manos Ahitacs,
Incorpasaced s prafubired. There shail be o
chapges, swbstieasoo. mudifations o
dev s From these drawings or
aexompanying speciticalions wienr i |
consent of Murmage Moron Awchifeer,

Iosorpumted. Visaal, physical. ot 2lectranis
aonlect ar use of thess drwnigs nd iwtached
specufication e acceptance of
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DEMO KEYNOTES DEMOLITION LEGEND e el
E] EXISTING EXTERIOR WALL TO REMAN AS INTERIOR EXISTING EXTERIOR PERIVETER W ALLS TD REMAIN P e i
WALL e e
CT” 1  EXISTING WALLS TO BE REMOVED

EXTSTTNG WALE TO REMAIN, OPENTMG 0} BE INFILLED

- INDICATES DIMENSION OF EXISTING WALLS THAT
l REMAIN IN PLACE

s INDICATES DIMENSION OF EXISTING WALLS T RE
REMOVED
PEMETER OF NEW WALLS
- —— — PLRIMETER GF YEW WAlLLS
V%/A AREA OF SLAB TO RE DEROLISHED

o} BECIMAL FEET YALLE FOR USE IN CALCLLATING
EXTERIOR SALL MATRIN
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EXISTING PREVIOUSLY
CONFORMING SIDE YARD

BLUFF EDGE

e
-
'l
7§+ BLUFF SETBACK
-
- 250" BLUFY SETBACK

400" RLURF SETBACK

NQ PRGPOSED STRUCTURAL
FOOTINGS OR MEMBERS
SEAWARD OF THE 254" SLUFF
SETBACK

OUTLINE OF ST 3 :
FLOOR ABOVE ~. i

CANTILEVERED \ A S S J—
PATIG ABOVE
GAB0 NO FOOTINGS. STRUCTURE IS CAMNTILEVE L

\ N\ SEE SHEET A6 e y N ..

T
: A

{E) I-0" SETBACK
PER VARIANCE 11-0332

N ~ A
~. | -~ !
~ e - N\ L
g ‘ - Ty CLOSET, AT \
~ - : N . , \
Y S, ; i - X 3
e - < (E) SITE WaLl BASERENT 3 S \
vy . up o - . . v
1Y SITE STEES "“ T O \ — \ = - \
— s . o e
~ g \Ey PATIO EIWRAN \ ”\
% AR -
[£) STRUCTURAL COLUMNS ] * o —
SEAWARD OF THE 25.0" BLUFF e = e =
EDGE SETBACK, NG ADDITIONAL = s ) -
LOADS APPLIED TO EXISTING - T B E e
COLUMNS DR FOUTINGS B -~
(R} SITE WALLTO BE 'T‘g%"‘; g‘,‘(a“\—"‘;‘c \STE‘:ER
DEMOLISHED TO SOIL LEVEL & - oL B
REMAINDER GF WALL & FOOTING = e von
Tt} BE LEFT TO DETERIORATE LOW POINT W IN §° L7-1EA . < i
NATURALLY OFELEY. 0 o o " EXISTING PREVIOUSLY
~. s VA S CONFOMRING SIDEYARD
N P ot SETBACK , NOTHING OVER 14"
~ e —_ — 1N HIEGHT
= — (
= .._-7-51 e 145 00
s
N LA
= PRO\’ERT
o ¥ ' IS

PROPOSED BASEMENT FLOOR PLAN

SCALE: Lig" =

FLOOR PLAN NOTES

FLLOOR PLAN LEGEND

-]

A. Al Dimensious Shall Be Ficld Verified. Any discrepancies affecting project layout shall be brought to the
attention of the Architect and the lssues resolved prior v proceeding with the work'in question.

B. Reler to Site Plan for Site and Utilicy Inlormation.

C.  For Door and Windows. See Schedules On Sheet 4-8.1

D. For Interior Finisl, See Schedule On Sheet A-8.2

E. For Lighting/RCP, See A-3.1 to A-3.2; For Electrical, See E-1{ to B-1.4

F. FerDemolifion, Sce Sheets A-2.| & A-2.2

G.  For Plumbing. Appliance and other Fixtures, Seg Schedule on Sheet 8.2

H. INSULATION: R-13 Batt Insulation At Afl New Exterior 2X: Walls.

R-19 Batt Inswlation at alj new 26 Exterior Walls and Raised Floor Areas
R-13 Batt [nsulation at sf] accessible interior walls for sound control.
R-30 Batt Insulation at Ceiling & Roof Arc
R~4.5 Insulation Wrap On All New Hot Waler Piping.
R+ 5 Insulation Wrap On All New Supply Dusts.

[ HVAC DUCTS: See Mechanival Notes oo Sheets M-1.1 w0 M-1.3.

J. HVAC Equipment: See Equipment on ME-2 and Tiile-24 ealculations on Sheet T-1.2

5

K. WATER HEATER: Sce Equipment on ME-2 and Title-24 calculations on Sheet T-1.2

[. SMOKE DETECTORS: Shall be installed in each bedroom and on access point to each slesping aren und on
cach story and baseinents,  Detector shall bave an alorm audible in 21l slesping arcas of the unit. Scction
310.9.1.2, Unit shall be permanently wired and equipped with battery backup. C.B.C. Sec. 310.9.1 3.

M. WATER HEATER: New Aquastar 240fxng instant iras water healer, (8¢ EF (or cq) typ of |. TANKLESS

N, HVAC: New Rhcem RGPITANAMER, 80,000 BTU gas FAU,

80 AFUE {oreq) typ of

[— ] NEW 2 X4 STUD WALL & 16" 0.C. WY PLYWORD
SHEATHING PER STRLCTURAL
FIMISH INTERIOR W/ 378" GYP. BD. USE TILE RACKER
BOARD AT RESTROOMS.

o NEW 2 X 6 5TUD WALL ‘@ 16" O.C. FINISHELR
[NTERIOMR FIMIS[H SCHEDULE

TR WEW B CONCRETE WALL

—/ EXISTING §7 CONCRETE WALL

e ONE HOUR GO, UCTION
=

X WOOD SIL Wy S & TYPRE R GY D
BN EACHSIDE, 5 IL SA103

NEW TOORS AND DOOR SYMBOL, SEE SCHEDULE ON
Ak

( \ ) KEW WINDOW AND WINDUW SYMBOL, SEE
SCHEBLLE N A1

SHIOKE DETECTOR - PERM. WIRED T BUILDING
POWER W/ BATTERY BACK-UP, VERIFY INFIGLD FDR
CXISTING CORDITIONS

@

HEW DOOR. INSTALLED 4 12" TRADITIONAL
JAMD ALLOWANCES FROM ADIACENT WALL
UNLESS OFEICRWISE WOTED

EXISTING STRUCTURE DIMENSIUN

T’"—T PROPOSED STRUCTURE DIMENSIDN

EXTERIGR WALL DIMENSIONS TO FACE OF STUD FI¥
PTERIOR WALL DIMENSIONS T CENTER LINE OF STL
FOR ADDITIONAL BROIECT INFORMATION SEE ADDNTIONAL SHEETS.

Marengo
Morton

Architects
7724 Girard Ave.
Second Floor
Lalolla, CA 92037
Tel. (858) 459-3769
Fax. {858) 459-3768
wlichael Morton ATA
Claude Anthony Marengo DESAJ

C-19371
REN. 043072015

FLOOR BRALS (FI) SLOPE A" PER |-0"

FLUSH WASHER AND PRYER CONNECTION
FER OX BOX SPECIFM ATIONS

T demgn. 1ias and arran gements 35 B0
n thess drivvings are the bl propert of
Marangn Morton Architacts, Inaosorated ad
the speci projecs for whieh they wers
proparts 35 iadicsted on the projeet it black.
Reproduction, publication D fe-15¢ By 20y
b, i hala or pact, Ahout he sxpriss
weatten oonSent af Marenya Moo Athies,

accprpinying specilizstions
sougent at| Mortun A
Tngorportic
sontust o 15 of these drzwinzs and amuched

specilisatians shall zonstirure the acseptance of
i all these pasrictions,

BC CAMINO LLC
6106 CAMINO DE LA COSTA
LA JOLLA, CA 62037
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LIMIT OF WORK: NO WORK.

EYON 250" BLUEF SETBACK

QOTINGS, STRUCTURE 18 CANTILEVE

PROPERTY LINE N42° 0448 E

EXISTING PREVIOUSLY
CONFORMING SIDE YARD

R-4.5 tnsulation Wrap On All New Hot Water Piping

X WOODSTUD & 16" AL,

PROPOSED STRUCTLRE DIMENSION

__ L4500 SETBACK
i 3 gé
=25
=l )\
P E {E) Fip" SETBA
- Y. PER VARLANCEY 0332
BLUFF EDGE {E) GARAGE DOORS TO BE &
REMOVED & REPLACED %
F0 BLUFF SETBACK WUTH (N1 FROSTED GLASS
Sac (E}UTILITY SECTIONAL ROLL UP u n
25-0* BLUFF SETBACK is'angNf\gK Af-bK DOORS -
E
400" BLUFF SETBACK. =
- : {E) KITCHEN . 1
/@G 1) BINNG ) PRI BoToRaoE "
N
{NJALIRING DOOR IN
E} ¥ mNGow GPENTNG 7 N
N
X
NO PROPOSED STRUCTURAL ENTRY ‘l ,ﬁ| 5
FOOTINGS GR MEMBERS COLRATYARD BNTRY LA
SEAWARD OF THE 250" BLUFF . LH DN DN GATE -
SETBACK (N1 OPERABLE S & g |
/ sLIDRNg BAR o %
ioow {E) FAY {1 = Atz A 2
B B = S L PROPOSED
(NYBAR PWDR L] CONCRETE
\ . / AN ) l ——————— == AND GRASSCRETE
z \ N \.. = \ly) WINDOW - L1 o (N) DRIVEWAY &
\.\___ P \ JL/ B CURB CUT PER
REAR PROPERTY LINE REAR SETBACK PSR X K PROPOSED L SDG-159
PER SDME 113,024612) SDMC o . & —
~ ! 131044318 LA ! NO FOQTINGS, STRUCTGRE 1S CANTILEVERED” _~ L FI - g N ~GARAGE
4 ., ~
! \ - SEE SHEET a6 I . . S .U I [ s B
\ N N) WALL . TN ety T T T T ki
. | ) \ -, INFILL S A
~ \ ES N, . - ; -
\ L Py N\ ~ £ -
~ N S z 1’1- | e LINE OF LOWER ——
~ . o
~ ~. ~ e (%) QOLUMN, \“ ) cmauﬂug_n_s‘a )
S ~ e SUPPORTING 3 L_/ .
- - i X
~. 1 ~ . < i SECOND LEVEL | I
~ * -~ ® '- - L
~ ,/ ) I
~e (L) SITE STCrS MFILL '-\ '5 | i
~ ) LIVING 3 ok 8
NAMA DO ¢ (E) SI . 4
}'h. e A e CANTILEVERED ) SITTING . oy I &
oM - SYSTEM ROOM A DN et
N ~ \ \ i Mwsﬂﬁ,
o . 5.0 BLUFF SETHACK o) CASEMENT v - -,—J—-"“—“"
~‘°/P’ WINDOWS it =
£ o .q_’—ﬁ et -
v -~
~ e {E} SITE WALL TO BE DEMOLISHED N -ﬁ%‘ !! et g R L
o ~ TO SOtL LEVEL & REMAINDER O AT ﬂ a :
~Gigs S WALL & FOOTING TO BE LEFT TO - ‘__,_é,..,—— \
~o DETERIDRATE NATURALLY | g EXISTING PREVIOUSLY MEW 4-0°%30% GATE TO DE 73%
~ - [SY CONFOMRING SIDEYARD OPEN
S LOW PQINT Wil & —_— \‘ I SETHACK , NOTH NG OVER 34°
~ ELEV. 1930 o » IN HIEGHT
~ e T o= :
~ S T = SR -
- = ——
= -.-—--
~ - 3
5 o0 WOR
~ = N 145.00 o NO B
= R 08" € [T CENPETT e SR
Y L Fesont =
RO[‘[‘.R-T
@ PROPOSED FIRST FLOOR PLAN
SCALE: 1/8"=1"-0"
= —
FLOOR PLAN NOTES FLOOR PLAN LEGEND
A, All Dimensions Shall Be Field Verified. Any discrepancies af¥ecling project fayout shall be beoaght 1 the ey NEW 2 X 4 STUD WALL @ lo” Q.C. W PLYWOOD
attention of the Architect and the issues resotved prior to proceeding with the work in question ?Rﬁgﬁh{%&;‘:ﬁ%?ﬁ%o \SE TILE BACKEE j‘lfc:vuﬂnLFiR{‘qué\[;Esg U_\ I'R(\.PETK\JE;\E-L
s - i at B ¢4 5.4 GYP. BD. AMB ALLOWANCES FROM ADIACENT W-
B. Referto Site Plap for Site and Utility Information. BOARD AT RESTROOMS LNLESS OTHERWISE NOTED
C.  For Door and Windows, See Schedules On Sheer A-8.1
D. For Intenor Finish, See Schedule On Sheet A-3.2 e NEW2XGSTUD WALL @ 16 0.0 FINISU PLR
E. For Lighting/RCP, See A-3.1 to A-3.2; For Electrical, Sew E-1.1 o E-1.4 INTERIOR FINISH SCHELLLE ——
F.  For Demolition, See Sheets A-2,1 & A-2.2 ) NEW i CONCRETE WALL i
G.  For Plumbing, Appliance and other Fixtyres, See Schedule on Sheet 8.2 : :
H. INSULATION: R-13 Badt Insulation At All New Ederdor 2X4 Walls, C———73  EXiSTING 8" CONCRETR WALL "
R-19 Batt Insulation at all new 2X6 Exterior Walls and Raised Floor Arcas
R-13 Bait Insulaticn at all accessible interior walls for sound controi, T—E—T EXTSTING STRUCTURE DIMERSION
R-30) Batt nsulation at Ceiling & Roof Areas. EETESTEE 0N HOUR CONSTRUCTION

R-4.5 Insulation Wrap On All New Supply Ducts.

[.  HVAC DUCTS: Sce Mechanical Motes on Sheets M-1.1 to M-1.3.

J. HVACL Equipment: Sce Equipment on ME-2 and Title-24 calculations on Sheet T-1.2

K. WATER HEATER: See Equipment oa ¥5-2 and Title-24 calenlations on Sheet T-1.2

L. SMOKE DETECTORS: Shall be installed in 2ach hedroom and on aceess pofnt to each sleeping area and on
each story and basements. Detector shall have an alarm zudible in all sleeping areas of the unit. Section
310,8.1.2, Unit shall be permanently wired and equipped with barery baclup, C.B.C. See. 310.9.1.3.

. WATER HEATER: New Aquastar 240[xng instant gas water heater, .81 EF (or eq) typ ol {, TANKLESS

N, HVAC: New Rheemn RGRJIONAMER, 30,000 BTU gas FAU,

20 AFUE f{oreq) iyp of' 1

BN, EACH SIDE. SEE DETAIL 3Al03.

REW DOORS AND DOOR SYMBOL, SEE SCHEDULE ON

Adr

EXTERIOR WALL DIMENSIONS TO FACE OF STUR-FDTN, WALL.
MNTERICR WALL DINERNSIONS TO CENTER LINE OF 3TUD.
FOR ANDITIONAL PROJECT INFORMATION SEE ADRITIONAL SHEZTS

WEW WENDOW AND WINDOW SYMBOL. SCE >

SCHENULE ON A3

i

SMOKE DETECTOR - PERM., WIRED TO BUILDING
POWER W/ BATTERY BACK-UL ViERIFY IN FIELD FUR

EXISTING CONDITIONS

FLOOR DRAIN (FD1SLOPE 4" PER -0

FLUSH WASHER AND DRYFR CONNECTION
PER DX BOX SPECIFICATIONS

Marengo
Morton

Architects

7724 Girard Ave.
Second Flgor

LaJolla. CA 92037
Tel. (858) 459-3769
Fax. (858) 4359-3768
Michael Morton ATA

Claude Anthony Marengo Desa
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Attachment 6
Draft Permit with Conditions

RECORDING REQUESTED BY
CITY OF SAN DIEGO

DEVELOPMENT SERVICES
PERMIT INTAKE, MAIL STATION 501

WHEN RECORDED MAIL TO
PROJECT MANAGEMENT
PERMIT CLERK
MAIL STATION 501

INTERNAL ORDER NUMBER: 24003804

v of San Dtego to BC5 CAMINO, LLC
unicipal Code [SDMC] section 126.0702, The

set forth in this Permit, permission is granted to
‘existing 5,948 square-foot single family home by adding room
arage descnbed and identified by size, dimension, quantlty, type,

Development Servu:es'

The project shall 1r1c1ude:
a. 949 square-foot addition to the first floor;
b. 566 square-foot addition to the second floor;
¢. 887 square-foot garage addition;

d. 69 square-foot basement addition;
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Attachment 6
Draft Permit with Conditions
e. Cantilevered deck;
b. Landscaping {planting, irrigation and landscape related improvements);
c. Off-strect parking;

d. Closure of one existing driveway; and

d:by the Development Services
pment standards for this site in
forma Environmental Quality

'S requirements, zoning
ble regulations of the

e. Public and private accessory improvements determi
Department to be consistent with the land use and,
accordance with the adopted community plan, th
Act [CEQA] and the CEQA Guidelines, the G
regulations, conditions of this Permit, and an
SDMC.

STANDARD REQUIREMENTS:

ths after the date on.-:;fhich all rights

1. This permit must be utilized wi
of appeal have expired. If this permi
DlVlblOﬂ 1l of the SDMC within the 36

1rty s1x (36) it

b.  The Permit is recorded in the Office of the San Diego County Recorder.

4. 'While this Permit is in effect, the subject property shall be used only for the purposes and
under the terms and conditions set forth in this Permit unless otherwise authorized by the
appropriate City decision maker.

5. This Permit is a covenant running with the subject property and all of the requirements and
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and
any successor(s) in interest.
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Attachment 6
Draft Permit with Conditions

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

7. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee
for this Permit to violate any Federal, State or City laws, ordinances, regulations or policies
including, but not limited to, the Endangered Species Act of 1973 [ESA] and any amendments
thereto (16 U.S.C. § 1531 et seq.).

its. The Owner/Permittee is
cations and site improvements
nical, and plumbing codes, and

8. The Owner/Permittee shall secure all necessary buildin
informed that to secure these permits, substantial building
may be required to comply with applicable building, fire
State and Federal disability access laws.

Changes,
appropriate

9. Construction plans shall be in substantial
modifications, or alterations to the constructio
application(s} or amendment(s) to this Permit

necessary to make the findings requ
required to comply with each and evers
granted by this Permit.

the issuance of this perm1t1 Iuding, but not limited to, any action to attack, set aside, void,
challenge, or annul this development approval and any environmental document or decision.
The City will promptly notify Owner/Permittee of any claim, action, or proceeding and, if the
City should fail to cooperate fully in the defense, the Owner/Permittee shall not thereafter be
responsible to defend, indemnify, and hold harmless the City or its agents, officers, and
employees. The City may elect to conduct its own defense, participate in its own defense, or
obtain independent legal counsel in defense of any claim related to this indemnification. In the
event of such election, Owner/Permittee shall pay all of the costs related thereto, including
without limitation reasonable attorney’s fees and costs. [n the event of a disagreement between
the City and Owner/Permittee regarding [itigation issues, the City shall have the authority to
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Attachment 6
Draft Permit with Conditions

control the litigation and make litigation related decisions, including, but not limited to,
settlement or other disposition of the matter. However, the Owner/Permittee shall not be required
to pay or perform any settlement unless such settlement is approved by Owner/Permittee.

ENGINEERING REQUIREMENTS:

12. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit
and bond the closure of the existing driveway with City standard curb, gutter and sidewalk,
adjacent to the site on Camino De La Costa, satisfactory to the City Engineer.

shall assure by permit and

13. Prior to issuance of any building permit, the Owner/Pg
' ay, on Camino De La Costa, per

bond to install a maximum of 12-foot wide City standard:
Standard Drawing SDG-159, satisfactory to the City Engine

14.  Prior to the issuance of any building pe
and bond the replacement of the existing curb
along the project frontage on Camino De La C
to the City Engineer.

15. The drainage system for this pr¢
City Engineer.

16.  Prior to the issuance -
grading permit for the grac
requirements in acco
to the City Engineer. ~

errmt,—- the Owner/Permittee shall enter into a
nt BMP maintenance, satisfactory to the City

specifications.

19.  Prior to the issuance of:any construction permit, the Owner/Permittee shall submit a Water
Pollution Control Plan (WPCP) The WPCP shall be prepared in accordance with the goidefines
in Appendix G of the City's Storm Water Standards.

LANDSCAPE REQUIREMENTS:

20. Prior to issuance of any construction permits for structures, the Owner/Permittee shall
submit complete landscape and irrigation construction documents consistent with the Landscape
Standards to the Development Services Department for approval. The construction documents
shall be in substantial conformance with Exhibit 'A,’ Landscape Development Plan, on file in the
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Attachment 6
Draft Permit with Conditions

Office of the Development Services Department. Construction plans shall take into account a 40
sq-ft area around each tree which is unencumbered by hardscape and utilities as set forth under

LDC 142.0403(b)(5).

21. The Owner/Permittee shall be responsible for the maintenance of all landscape
improvements shown on the approved plans, including in the right-of-way, consistent with the
Landscape Standards unless long-term maintenance of said landscaping will be the responsibility
of a Landscape Maintenance District or other approved entity.

22. Ifany landscaping, especially bluff or slope landscaping.(iricluding existing or new
plantings, hardscape, landscape features, etc.) is damaged or ved during demolttion or
construction, the Owner/Permittee shall repair and/or repla n kind and equivalent size to the

satisfaction of the Development Services Department within 30:days of damage.

dscaping, especially
ained in a disease, weed
permltted The

23. The Owner/Permittee shall ensure that all ed and existin
landscaping adjacent to the coastal blufts and slopes, shall be m
and litter free condition at all times. Severe pruning or "topping” of trees is:

spread.

PLANNING/DESIGN REQUIRE

7 :'_h_,‘prowsmns of the SDMC may be required if it 1s
at there may bea conﬂlct between the bulldmg(s) under

and landscape features customary and incidental to
han five feet to the coastal bluff edge, in accordance with the
opment Code.

requirements of the Land

27. The use of textured or enhanced paving shall meet applicable City standards as to location,
noise and friction values.

28.  Prior to the issuance of construction permits, the Owners/Permittees shall record a deed
restriction preserving a visual corridor 4-feet, 7-inches wide (East) along the side yard running
full length of property in accordance with the requirements of the San Diego Municipal Code
section 132.0403(b) and identified on exhibit "A" for Coastal Development Permit No.
1137216/Site Development Permit NO. 1358703 dated October 15, 2014,
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Attachment 6
Draft Permit with Conditions

29. No development shall be permitted on the coastal bluff face.

30. All drainage from the improvements on the premises shall be directed away from any
coastal bluff and either into an existing or improved public storm drain system or onto a street
developed with a gutter system or public right-of-way designated to carry surface drainage run-
off. All drainage from unimproved areas shall be appropriately collected and discharge in order
to reduce, control, or mitigate erosion of the coastal bluff.

31. Prior to the issuance of any building permits the Owner/Permitee shall record a deed
restriction waving all future rights to shoreline protective devi ssociated with the subject

. property.

32. Prior to the issuance of any construction permits; the‘Ownet/Permittee shall exccute a

features customary and incidental to residential uses
Bluff Edge or on the face of the Bluft; 111ustrated
Owner/Permittee understands that thé site.
bluff erosmn and the Owner/Penmtté i

Hold Hafmless Agreement shall be
ith the land, binding upon all successors and

Notice of Hazardou
recorded against title
assigns.

INFORMATION ONLY: .

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

* Any party on whom fees, dedicﬁtions, reservations, or other exactions have been imposed
as conditions of approval of this Permit, may protest the imposition within ninety days of

Page 6 of 8



Attachment 6
Draft Permit with Conditions

the approval of this development permit by filing a written protest with the City Clerk
pursuant to California Government Code-section 66020.

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

APPROVED by the Development Services Department of the City of San Diego on October 15,
2014
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Attachment 6
Draft Permit with Conditions

Permit Type/PTS Approval No.; CDP No. 1137216/SDP No. 1358703
Date of Approval: October 15, 2014

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES
DEPARTMENT

William Zounes
Development Project Manager

NOTE: Notary acknowledgment
must be attached per Civil Code
section 1189 et seq.

xecution hereof, agrees to each and every condition of

The undersigned Owner/Permittee, |
igation of Owner/Permittec hereunder.

this Permit and promises to perform each and every:

By

BCS CAMINO, LLC

NOTE: Notary acknowledgi
must be attached per Civil Code
section 1189 et seq.
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Attachment 7
Draft Resolution with Findings
HEARING OFFICER
RESOLUTION NO. XXXXXX
COASTAL DEVELOPMENT PERMIT NO. 1137216
SITE DEVELOPMENT PERMIT NO. 1358703
BC CAMINO PROJECT NQ. 325514

WHEREAS, BCS5 CAMINO, LL.C Owner/Permittee, filed an application with the City of San Diego for a
permit to remodel an existing single family home by adding room additions, decks and a tandem garage
(as described in and by reference to the approved Exhibits "A" and corresponding conditions of approval
for the associated Costal Development Permit No. 1137216/8Site Development Permit No. 1358703), on a
portions of a 0.38-acre site;

WHEREAS, the project site is located at 6106 Camino De La Costa in the RS-1-5 zone(s) of the La Jolla
Community Plan; '

WHEREAS, the project site is legally described as Lot 11, Block 1A. La Jolla Hermosa, Map No. 1810;

WHEREAS, on October 15, 2014, the Hearing Officer of the City of San Diego'considered Coastal
Development Permit No. 1137216 pursuant to the Land Development Code of the City of San Diego;

The City of San Diego, as Lead Agency, through the Development Services Department, made and
issued an Environmental Determination that the project is exempt from the California Environmental
Quality Act (CEQA) (Public Resources Code section 21000 et. seq.) under CEQA Guideline Section
15303{a) and there was no appeal of the Environmental Determination filed within the time period
provided by San Diego Municipal Code Section 112.0520;

BE IT RESOLVED by the Hearing Officer of the City of San Diego as follows:

That the Hearing Officer adopts the following written Findings, dated October 15, 2014,
FINDINGS:

Coastal Development Permit - Section 126.0708

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

The project proposes a Coastal Development Permit/Site Development Permit {Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-tfoot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one-driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan.
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Attachment 7
Draft Resolution with Findings

All of the proposed development will be contained within the existing disturbed, previously developed
and graded site. The project site has no existing physical coastal access used legally or otherwise by the
public, nor does it have any public access identified in the Local Coastal Program. The subject property
is not identified in the City of San Diego’s adopted Local Coastal Program (LCP) Land Use Plan as a
public accessway. The project is surrounded by single family homes and the pacific ocean to the west.
The project is completely contained within the private property, and as such, the project would not
encroach upon any existing physical access way.

In accordance with San Diego Municipal Code Section 132.0403(b), there is a potential view to the
Pacific Ocean through the side yard of the property. Therefore a deed restriction will be required as a
condition of the Coastal Development Permit preserving a visual corridor 4-feet, 7-inches wide (east side
yard) running full length of property from Camino De La Costa to the Pacific Ocean. Therefore, the
proposed coastal development will not encroach upon any existing physical access way that is legally
used by the public or any proposed public accessway and will enhance views to and along the ocean and
other scenic coastal areas as specified in the Local Coastal Program Land Use Plan.

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-fooi addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan. -

The proposed project is located in a built, urban environment. The project site contains Environmentally
Sensitive Lands in the form of Coastal Bluffs. A portion of the existing home currently extends into the
40-foot bluff setback area. A portion of the addition will be located within of the coastal bluff area but
within the established footprint of the existing home and will not affect any established view corridors or
the coastal bluff face. A cantilever deck will extend above the 25-foot bluff setback area at a maximum
height three feet but without penetrating footings into the bluff area. Because of the aforementioned
development restrictions to the coastal bluff area, the proposed remodel and building additions including
anew deck will not impact environmental resources adjacent and on the site. The project was exempt
from the California Environmental Quality Act (CEQA) under section 15303(a). Therefore, the proposed
coastal development will not adversely affect environmentally sensitive lands.

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
- garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site 1s located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan.
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Attachment 7

Draft Resolution with Findings
The proposed project is consistent with the land use designations of the Community Plan by continuing
to maintain an existing single family residence without increasing the density range of 5-9 dwelling units
per acre as identified within the La Jolla Community Plan. The additions would meet the goals of the La
Jolla/Local Coastal Program by maintaining residential development and not interfering with public
access or public views to the beaches. The proposed addition will meet the land use regulations of the
certified Implementation Program including compliance to the San Diege Municipal Code development
regulations to include but not limited to height, landscape, and, floor area ratio. Therefore, the proposed
development is in conformity with the La Jolla Community Plan and Local Coastal Program and
complies with the regulations of the certified Land Development Code.

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Pian.

The project site is located between the nearest public road and the shoreline of a body of water. The
project conforms to the public access and public recreation policies of Chapter 3 of the California Coastal
Act as the site does not contain a physical public access way. The project does not propose to encroach
into any public access way to the ocean and all improvements and additions will be contained on site.
The project is a private development on privately owned land. Therefore, the coastal development is in
conformity with the public access and public recreation policies of Chapter 3 of the California Coastal
Act.

Site Development Permit - Section 126.0504

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community

Plan. '

The proposed project is consistent with the land use designations of the Community Plan by continuing
to maintain an existing single family residence without increasing the density range of 5-9 dwelling units
per acre as identified within the La Jolla Community Plan. The additions would meet the goals of the La
Jolla/Local Coastal Program by maintaining residential development and not interfering with public
access or public views to the beaches. The proposed addition will meet the land use regulations of the
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Attachment 7
Draft Resolution with Findings
certified Implementation Program including compliance to the San Diego Municipal Code development
regulations to include but not limited to height, landscape, and, floor area ratio. Therefore, the proposed
development is in conformity with the La Jolla Community Plan and Local Coastal Program and
complies with the regulations of the certified Land Development Code. Therefore, the proposed
development will not adversely affect the applicable land use plan.

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan.

The project was exempt from the California Environmental Quality Act (CEQA) in accordance with
section 15301(a) (new construction) which allows for the construction of one single family in a
residential zone. The project is adding square footage to an existing single-family residence on a site
where there will be no impact sensitive environmental resources.

The permit controlling this development contains conditions addressing compliance with the City's
regulations and other regional, State and Federal regulations to prevent detrimental impacts to the health,
safety, and welfare of persons residing in the area. These conditions address requirements relating to
storm water runoff, runoff during construction, public improvements, and landscaping. All Uniform
Building, Fire, and Mechanical Codes governing the construction and continued operation of the
development will apply to this site to prevent adverse affects to those persons or other properties in the
vicinity. The permit for the project will require a deed restricting required side yard setback areas to
form functional view corridors and prevent future development from obstructing views to the ocean and
creating a walled effect. Therefore, the proposed project conforms to the development regulations and
will not be detrimental to the public health, safety, and welfare.

3. The proposed development will comply with the applicable regulations of the Land
Development Code.

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332} to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan.

The proposed project is located entirely within private property. The project does not exceed the 30 foot
height limit and conforms to the required zoning regulations to include parking, wall and fence height,
and landscaping. A one-foot front yard setback was established in accordance with CDP/SCR/Variance
NO. 91-0223 when the existing home was constructed. The proposed addition will maintain the -
established front yard setback. Therefore the project is in conformance with the underlying zone and
land use plan and is not requesting new deviations or variances to the Land Development Code. The
proposed development will comply with the applicable regulations of the Land Development Code.
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Draft Resolution with Findings

Supplemental Findings--Environmentally Sensitive Lands

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan.

The project site contains Environmentally Sensitive Lands in the form of Coastal Bluffs. A portion of
the existing home currently extends into the 40-foot bluff setback area. A portion of the addition will be
located within of the coastal bluff area but within the established footprint of the existing home and will
not affect any established view corridors. A cantilever deck will extend above the 25-foot bluff setback
area at a maximum height three feet but without penetrating footings into the bluff area. The permit
controlling this development contains conditions addressing compliance with the City's regulalions and
other regional, State and Federal regulations to prevent detrimental impacts to the health, safety, and
welfare of persons residing in the area. These conditions address requirements relating to storm water
runoff, runoff during construction, and landscaping. All Uniform Building, Fire, and Mechanical Codes
governing the construction and continued operation of the development will apply to this site to prevent
adverse affects to those persons or other properties in the vicinity. The project is adding BMP filters to
collect all run-off and avoid any potential drainage from happening on the public areas from private
improvements. The project site is currently developed with an approximate 5,948-square-foot, two-story,
single-family residence. The project site is located in an established urban neighborhood and is supplied
with all utilities. The land supports no native vegetation and is not in or adjacent to the City’s Multiple
Habitat Planning Area. Therefore, the site is physically suitable for the design and siting of the proposed
development and the development will result in minimum disturbance to environmentally sensitive lands.

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332} to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De ILa Costa in the RS-1-5 zone of the La Jolla Community
Plan.

It was determined that site is mapped as Geologic Hazard No. 43 which indicates generally unstable,
unfavorable jointing, and local high erosion. However, the sites Geotechnical Report dated May 27,
2014 with addendum dated July 10, 2014 by Christian Wheeler Engineering states, that based on the
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Attachment 7

Draft Resolution with Findings
results from the bluff stability analyses, the existing coastal bluff along the south side of the site is
considered to possess minimum factors-of-safety against failure in excess of 1.5, which is the minimum
that is generally considered to be stable and there 1s no undue risk. It’s the engineers professional
opinion and judgment that the proposed structure will not be subject to significant geologic instability
and will not require construction of on shoreline protection measures throughout the economic lifespan
of the home. The project is not within a flood overlay zone or a potentially sensitive area for fire
hazards. Therefore, the proposed development will minimize the alteration of natural land forms and will
not result in undue risk from geologic and erosional forces, flood hazards, or fire hazards.

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

The project proposes a Coastal Development Permit/Site Development Permit {Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan.

The project site contains Environmentally Sensitive Lands in the form of Coastal Bluff. The proposed
development will takes place entirely within private property and not encroach on to the coastal bluff or
any environmentally sensitive lands. The permit controlling this development contains conditions
addressing compliance with the City's regulations and other regional, State and Federal regulations to
prevent detrimental impacts to the health, safety, and welfare of persons residing in the area. These
conditions address requirements relating to storim water runoff, runoff during construction, and
landscaping. All Uniform Building, Fire, and Mechanical Codes governing the construction and
continued operation of the development will apply to this site to prevent adverse affects to those persons
or other properties in the vicinity. The project is adding BMP filters to collect all run off and avoid any
potential drainage from spilling on to the public areas from private improvements. Therefore, the
proposed development will be sited and designed to prevent adverse impacts on any adjacent
environmentally sensitive lands.

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

The site s not within or adjacent to the Multiple Species Conservation Program {(MSCP) Multiple
Habitat Planning Area (MHPA). Therefore the project is not inconsistent with the City’s MSCP.

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of ene driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan.
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The proposed development takes place entirely within private property. The permit controlling this
development contains conditions addressing compliance with the City's regulations and other regional,
State and Federal regulations to prevent detrimental impacts to the health, safety, and welfare of persons
residing in the area. These conditions address requirements relating to storm water runoff, runoff during
construction, and landscaping. All Uniform Building, Fire, and Mechanical Codes governing the
construction and continued operation of the development will apply to this site to prevent adverse affects
to those persons or other properties in the vicinity. The project is adding catch basins and BMP filters to
collect all unoff and avoid any potential drainage from happening on to the public areas from private
improvements. Due to the nature of the existing site the project will be excavating 20.6 cubic yards with
a net import or of 65.9 cubic yards. Therefore, the proposed development will not contribute to the
erosion of public beaches or adversely impact local shoreline sand supply.

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

The project proposes a Coastal Development Permit/Site Development Permit (Amendment to
CDP/SCR/Variance No. 91-0332) to remodel an existing 5,948 square-foot single family home to include
a 949 square-foot addition to the first floor, 566 square-foot addition to the second floor, 887 square-foot
garage addition, 69 square-foot basement addition, cantilevered deck, and the closure of one driveway.
The 0.38-acre site is located at 6106 Camino De La Costa in the RS-1-5 zone of the La Jolla Community
Plan. :

The project was exempt from the California Environmental Quality Act (CEQA) in accordance with
section 15301(a) (new construction) which allows for the construction of one single familyin a
residential zone. The project is adding square footage to an existing single-family residence on a site
where there will be no impact to sensitive environmental resources.

The permit controlling this development contains conditions addressing compliance with the City's
regulations and other regional, State and Federal regulations to prevent detrimental impacts to the health,
safety, and welfare of persons residing in the area. These conditions address requirements relating to
storm water runoff, runoff during construction, and landscaping. All Uniform Building, Fire, and
Mechanicel Codes governing the construction and continued operation of the development will apply to
this site to prevent adverse affects to those persons or other properties in the vicinity. The project
proposes catch basins and BMP filters to collect all run-off and avoid any potential drainage from
happening on to the public areas from private improvements. A deed restriction will be required as a
condition of the Coastal Development Permit preserving a visual corridor 4-feet, 7-inches wide (East side
yard) running full length of property in accordance with the requirements of the San Diego Municipal
Code section 132.0403(b) and identified on exhibit "A" for Coastal Development Permit No.
1137216/8ite Development Permit NO. 1358703 dated October i5, 2014. Therefore, the nature and
extent of mitigation required as a condition of the permit is reasonably related to, and calculated to
alleviate, negative impacts created by the proposed development.
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BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing Officer,
Costal Development Permit No. 1137216/Site Development Permit No. 1358703 is hereby GRANTED
by the Hearing Officer to the referenced Owner/Permittee, in the form, exhibits, terms and conditions as
set forth in Costal Development Permit No. 1137216/Site Development Permit No. 1358703, a copy of
which is attached hereto and made a part hereof.

William Zounes

Development Project Manager
Development Services
Adopted on: October 15, 2014

Job Order No. 24003804
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Attention:

Project:

Motion:

Submitted
by:

Attachment 8
Community Planning Group
Recommendation

A TOLLA COMMUNITY PLASNING ASSOCIATION
P.O. Box 889 La Jolla CA 92038 Ph 858.456.7900
http://www.LaJollaCPA.org Email: Info@LaloliaCPA org

Regular Meeting — 5 December 2013

Sandra Teasley, PM
City of San Diego

BC Camino
6106 Camino De La Costa
PN: 325514

To accept the recommendation of the DPR Committee: Vote: 17-0-1
That Findings can be made for an amendment to the

Coastal Development Permit and Site Development

Permit and Variance (Process 3) to amend CDP, SCR &

Variance 91-0332 for an addilion to a single-family

residence 6-0-1

e 11 December 2013
/
Tony Crisafi, President Date
La Jolla CPA



Attachment 9
Ownership disclosure Form

Page 1 of 2
City of San Diego
Development Services i H
P Ownership Disclosure
San Diego, CA 92101
i m e s Pan e (618) 446-5000 Statement
Appraval Type: Chack appropriate box for type of approval (s) requested: | Neighborhood Use Permit [ Ceastal Development Permit
r: Neighborhood Devslopment Permit {wSite Davelopment Permit r Planned Development Parmit rwc_gndf'rional Use Permit
{"variance | Tentative Map | Vesting Tentative Map | Map Waiver |~ Land Use Plan Amendment « [ Other
Project Title Project No, For City Lise Only
BC Camino | FIS5 S/ 4
Project Address:
6106 Camiono de la Costa, La Jolla, CA 92037
Partl:-To be completed when property is held by Individyal(s) LT e ’
By signing the Ownershin Bisclosurs Staternent, the owner(s) acknowledge that an applicafion for a permit, map or other matter, as identified
above, will be filled with the City of San Diego cn the subject property, with the intent to record an sncumbrance against the property. Flease list

below the owner(s) and tenant{s) (if applicable) of the above referenced property. The list must include the names and addresses of all persons
who have an interest in the property, recorded or otherwise, and state the type of property interest (s.g., fanants who will benefit from the permit, all
individuals who own the property). A signature is required of at least one of the properfy owners. Attach additional pages if neaded. A signature
from the Assistant Exscutive Director of the San Diego Redevelopment Agency shall be required for all project parceis for which a Disposition and
Development Agreement {DDA) has been approved / exscuted by the City Council. Mote: The applicant is responsible for notifying the Project
Manager of any changes in ownership during the time the application is being processed or considered. Changes in cwnership are’to be given to
the Project Manager at ieast thirty days prior to any public hearing oh the subject property. Failure to provide accurate and current ownership
information could resuitin a delay in the hearing process.

Additional pages attached | Yes !r""“' No

“Name of individual (type or printy Name of Indi/idual (type or print):

{ owner [ Tenantlessee | Redevelopmant Agency [T Owner { Tenant/Lessee | Redevelopment Agancy

Sireet Address: Street Address:

City/State/Zip: Cliy/State/Zip:

Phone No. Fax No: Phone No: Fax No:
“Signattre * Date; Signature ! Date:

Narne of Individua! (type or print): Name of Individual (typa or print):

7 Owner | Tenantlessee | Redevelopment Agency " [ Owner { TenantlLessse | Redaveiopment Agency
Street Address: Street Address:

City/State/Zip. City/State/Zip:

Phone No: Fax Na: Phone No: - Fax No:
Signaturs Date: Signature : ' Dale;

Printad an recycied paper. Visit our web sile at www sandiego.qovidevelogment-services
Upon request, this information is available in aiternalive formats for persons with disabllities.

D5-318 (5-05)
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Page 2 of 2
Project Title: Project No. (For City Use Oniy}
BC Csmino BEES T
i Partil - Tp_b'e c'om'p‘l_gted wheh '!Jr_o'perty is he_ld_by_a co_l.'po'n_-ation or parth“érship ' S : '

Legal Status (please check): -

I Corporation X Limited Liabilty -or- | General) What State? CA__ Cormorate |dentification No, 200929310128

™ Partnership

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application for a permit, map or other matter,

as |dentified above, will be filed with the City of San Diego gn the subject property with the infent to record an encumbrance against
the propery.. Flease list below the names, tittes and addresses of all persons who have an interest in the property, recorded or
otherwise, and state the type of property interest {e.g., tenants who will benefit from the permit, all corporate officers, and all partners
in a partnership who own the property). ignature is required of at least one of the corporate officers or partners who own the
property. Attach additional pages if needed. Note: The applicant is responsibla for notifying the Project Manager of any changes in
ownership during the time the application is being processed or considersd. Changes in ownership are to be given to the Project
Manager at Jeast thirty days prior to any pubiic hearing on tha subject property. Failure to provide accurate and current ownership

information could result in a delay in the hearing process.  Additional pages attached [ Yes [ No
Carperata/Partnership Name ({type or pring):

Corporate/Partnership Name (type or print):

BC5 Camino

i Owner ™ Tenant/Lessee [~ Owner . ™ Tenant/.essee

Street Address: Strest Address:

402 W. Broadway, Suite [320

City/State/Zip: City/Stats/Zip:

San Diego, CA 92101

Fhong No ——— FaxNo: Phone No: Fax No:

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

I(Z2B W)
Name of Corporate Officer/Partner (type or print):
fELG—MQégﬂ:ii ['ﬁ{lﬂ.ﬂz&.—tl{
Title (typs or p;n/t‘)i Title (type or print):
o A . S -~ .,g g

Signature : Date; Signature ;

Date!

Corporate/Partnership Name (type or print): Corporate/Partnership Name (type ar print):

™ Qwner [ Tenant/Lassae [ Owner {7 Tenant/Lessee

Street Address: Straet Address:

City/State/Zip: - City/State/Zip:

Phone Ne: Fax No: Phone Mo: Fax No:

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

Title (type or print): Title (type or print}:

Signaturs : Date: Signature : ate:

Corporate/Partnership Name (type or print}): Corporate/Partnership Name (type or print):

| Cwner [™ Tenant/Lessee

p—

7 Owner {7 Tenant/Lessee

Street Address: Street Address:

City/State/Zip:

City/State/Zip:

Phone No: Fax No:

Phona No: Fax No:

Jame of Corporate Offcer/Parinér {lype ar prnt);

Name of Carporate Officar/Partner (type or printj:

Title {type or print}:

Titls (type or print):

Signature : Date:

Signature ;. Date:




I3

FECOTQINE TRGAEESIEs UY
and mail to:

City of San Diago
Planning Departmen}
202 C Street, M.S. 4A

1 Diego,

"/ ARGORDER, PLEASE |
o ARE ORDEVELD
A THE TIT

by Eek A

CA 92101-3864

COASTAL DEVELOPMENT PERMIT, SENSITIVE COASTAL RESOQURCE AND
VARIANCE NO. % 3245

FOXLEY RESIDENCE

PLANNING DIRECTOR

This Coastal Development Permit, Sensitive Coastal Resource and
Variance No. $1-0332 is granted by the Planning Director of the
City of San Diego to William C. Foxley, Owner/Permittee, pursuant
to Section 105.0201 of the Municipal Code of the City of San

Diego.

1. Permission is hereby granted to Owner/Permittee to construct
a new 5,865-square~foot single-family residence. The variance
allows a 1' 0" front yard setback where 15'0" is required.
Coastal Development located at 6106 Camino de la Costa, described
as Lot 11, Block 12, La Jolla Hermosa, Map No. 1810, in the

R1-8000 Zone.
2. The facility shall consist of the following:
a. a 5,865-square-foot, single-family residence and a

two-car garage. The garage will be allowed to be at a
110" front yard setback where 1i5' 0" is required,

b. Landscaping;
C. Off-gdtreet parking; and
d. Incidental accessory uses as may be determined

incidental and approved by the Planning Director.

3. . Not fewer than two off-street parking spaces shall be
maintained on the property in the location shown on Exhibit "a, "
dated January 15, 1992, on file in the office of the Planning
Department. Parking spaces shall comply with Division 8 of the
Zoning Regulations of the Municipal Code and shall be permanently
maintained and not converted for any other use. Parking space
dimensions shall conform to Zoning Ordinance standards. Parking
areas shall be clearly marked at all fimes. Landscaping located
in any parking area shall be permanently maintainsd and not
converted for any other use.

4. No permit shall be granted nor shall any activity authorized
by this permit be conducted on the premises until:

a. The Permittee signs and returns the permit to the
Planning Department; and

b, The Coastal Devalopment Permit is-recordsd-im the™
office of the County Recorder. 1 {§z;ﬂsz€ as }
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- 5. Before issuance of any building permits, complete grading
and working drawings shall be submitted to the Planning Director
for approval. Plans shall ke in substantial conformity to
Exhibit "A," dated January 15, 1992, on file in the office of the
Planning Department. No change, modifications or alterations
shall be made unless appropriate applications or amendment of
this permit shall have been granted.

6, Before issuance of any grading or building permits, a
complete landscape plan, including a permanent irrigation systenm,
shall be submitted to the Planning Director for approval. The
Plans shall be in substantial conformity to Exhibit "A," dated
January 15, 1992, on file in the office of the Planning
Department. Approved planting shall be installed before issuance
of any occupancy permit on any building. Such planting shall not
be modified or altered unless this permit has been amended and is
to be maintained in a disease-, weed- and litter-free condition

at all times.

7. The property included within this coastal development shall
be used only for the purposes and under the terms and conditions
set forth in this permit unless authorized by the Planning

Director or the permit has been revoked by the City of San Diego.

8. This Coastal Development Permit may be cancelled or revoked
if there is a material breach or default in any of the conditions
of this permit. Cancellation or revcocation may be instituted by
the City of San Diego or Permittee.

9. This Cecastal Development Permit 1s a covenant running with
the subject property and shall be binding upon the Permittee and
any successor or successors, and the interests of any successor
shall be subject to each and every conditicn set out in this
permit and all referenced documents.

10. The use of texture or enhanced paving shall be permitted
only with the approval of the City Engineer and.Planning

Director, and shall meet gstandards of these departments as to
location, nolse and friction values, and any other applicable

criteria.

11. To the extent this condition is consistent with state and
local laws, this project shall comply with the standards,
policies and requirements in effect at the time of approval of
this project, including any successor or new policies, financing
mechanisms, phasing schedules, plans and ordinances relating to
growth management adopted by the City of San Diego after

January 11, 1550. The owner/permittee may challenge the legality
of the iwnpeosition of future reguirements pursuant to this
condition at the time such future reguirements and their impact
on the project are defined.
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12. If any existing hardscape or landscape indicated on the
approved plans is damaged or removed during demolition or
construction, it shall be repaired and/or replaced in kind per
the approved plans.

13. Prior to the issuance of any building permits, the applicant
shall assure, by permit and bond, the replacement of
damaged/raised sidewalk, adjacent to this site on Camino de 1la
Costa, satisfactory to the City Engineer.

14, Prior to the issuance of any building permits, the applicant
shall:

a. Ensure that buillding address numbers are visible and
legible from the street (UFC 10.208).

b. Show the location of all fire hydrants on the plot plan
(UFC 10.301).

15. This community may be subject to impact fees, as established
by the City Council, at the time of issuance of building permits.

16. This property may be subject to a building permit pérk fez
in accordance with San Diego Municipal Code Section 96.0401 et

seq.

17. All mitigation measures listed in the Negative Declaration
91-0332 are incorporated as conditions within this permit by
reference,

18. All drainage shall be directed towards the street (Camino de
la Costa).

15. Prior to the issuance of building permits, the permittee
shall grant the City a public access easement on all property
westerly of the top of the Bluff.

20. Prior to the issuance of bullding permits, the permittee
shall enter into an agreement for the preservation of the coastal

bluff.
21. Prior to the issuance of building permits, the permittee

shall execute and record a_waiver of public liability for the
approved development,

22. Unless appealed this Coastal Development Permit shall become
effective on the eleventh day following the decision of the
Planning Director.

23. TUnless appealed this Coastal Development Permit shall.bacome

affective on the elevanth working day IOILDanlwreccfﬁt by the
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Coastal Commission of the Notice of Final Action.

24. This Coastal Development Permit must be utilized within

36 months after the effective date. Failure to utilize the
permit within 36 months will automatically void the permit unless
an extension of time has been granted as set forth 1n

Section 105.0216 of the Municipal Code.

25. Unless appealed, this Coastal Development Permit shall
become effective on December 30, 1991.

26. In the event that any condition of this Permit, on a legal
challenge by the Owner/Permittee of this Permit, is found or held
by a court of competent jurisdiction to be 1nvalld unenforceable
or unreasonable, this Permit shall be void. However, in the
event that a challenge pertaining to future growth management
requirements is found by a court of competent jurisdiction to be
invalid, unenforceable or unreasonable, the Planning Director
shall have the right, but not the obligation, to review this
Permit to confirm that the purpose and intent of the original

approval will be maintained.

APPROVED by the Planning Director of the City of San Diego on
January 15, 1992,
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PLANNING DIRECTOR RESOLUTION No. 5278
COASTAL DEVELOPMENT, SENSITIVE COASTAL RESOURCE PERMIT
AND VARIANCE NO. 91-0332

WHEREAS, WILLIAM C. FOXLEY, Owner/Permittee, filed an application
for a Sensitive Coastal Resource Permit and Variance to develop
subject property located at 6106 Camino de la Costa in the

La Jolla Community Plan, described as Lot 11, Block 1A, La Jolla
Hermosa, Map No. 1810, in the R1-8000 Zone; and

WHEREAS, on January 15, 1992, the Planning Director of the City
of San Diego considered Coastal Development Permit, Sensitive
Coastal Resource Permit and Variance No. $1-0332 pursuant to
Section 105.0200 of the Municipal Code of the City of San Diego;

NGW, THEREFORE,

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

1. That the Planning Director adopts the following written
vindings, dated January 15, 1%92.

COASTAL DEVELOPMENT FINDINGS:

a. The proposed development will not encroach upon any existing
physical accessway legally utilized by the pubklic or any
proposed public accessway ldentified in an adopted LCP Land
Use Plan; nor will it obstruct views to and along the ocean
and other scenic coastal areas from public vantag® points.

£§7) Ihe nearest visual corridor identified in the adopted
kY

La Jolla Community Plan Local Coastal Program addendum is

‘Tocated approximate get_ 6 the south at the end of
. Mit¥a Monte Place. Const13ggHgL;ﬁgﬂzhg*;gggggggé:ﬁﬁﬁﬁtnot
adversely arrect thig visw corridor. Nor does any physical

accessways cross the site.

b. The proposed development will not adversely affect marine
resources, environmentally sensitive areas, or
archaeoclogical oxr palecntological resources. As identified
in the Environmental Negative Declaration No. 91-0332, the
project will not adverssly affect these resources.

c. The proposed development will comply with the reguirements
related to biologically sensitive lands and significant
prehistoric and historic resources as set forth in the
Resource Protection Ordinance, Chapter ¥, Section 101.0462
of the San Disgo Municipal Code, unless by the terms of the
Resource Protection Ordinance, it is exempted therefron.

Q.

The proposed development will not adversely affect
recreational or visitor-serving facilities.or-coastal” scenlm

!
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resources. The project i1s located entirely on private
property and will not adversely affect recreational or
visitor-serving facilities or coastal scenic resources.

The proposed development will be sited and designed to
prevent adverse impacts to environmentally sensitive
habitats and scenic resources located in adjacent parks and
recreation areas, and-will provide adeguate buffer areas to
protect such resources.

The proposed development will minimize the alterations of
natural landforms and will not result in undue risks from
geologic and erosional forces and/or flood and fire hazards.
The project proposes approximately 190 cubic yards of fill
and 110 cubic vards of cut, resulting in a net import of

80 cubic yvards. A retaining wall ranging from two to

six feet in height is proposed to support the patio area.
2nd the existing retaining wall located along the bluff top
will remain as is to avoid any damage to this area involved
in it’s removal. In addition, the proposed drainage plan
indicates that all runoff would be directed towards the
street away from the coastal bluff areas. Also, a
geotechnical report has been reviewed and approved by the
City Engineering Department which indicates that the project
would not contribute to nor be affected by geological,
erosional or flood hazards. And this site is not located in
a fire hazard area.

The proposed develcopment will be visually compatible with
the character of surrounding areas, and where feasible, will
restore and enhance visual quality in visually degraded
areas. Property to the north, east, and south is developed
with custom single~family homaes. The propesed residences

- conforms to the development regulations of the underlying

zone and the coastal regulations. The project would be
similar in size and scale to the homes in thes immediate

vicinity.
The proposed development will conform with the General Plan,

the Log¢al Coastal Program, and any other applicable adopted
plans and programs.

SENSITIVE CQOASTAL RESOURCE FINDINGS:

a.

The proposed development will be sited, designed and
constructed to minimize, if not preclude, adverse impacts
upon sensitive coastal rescurces and environmentally
sensitive arsas. As outlined above in Sections A through
E of the Coastal Findings, the project will be sited,
designed and constructed to minimize impacts upon sensitive
coastal resources and envirommentally sensitive areas.
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b. The proposed development will not encroach upon any existing
rhysical accessway legally utilized by the public or any
proposed public accessway identified in an adopted community
plan; nor will it obstruct views to and along the ocean and
other scenic coastal areas from public vantage points. As
outlined in Finding A of the Coastal Findings, the project
will not encroach upon any public accessways, nor will it
obstruct views of scenic coastal resources from public

vantage points.

c. The proposed development will minimize the alteration of
natural landforms and will not result in undue risks from
geologic and erosional forces and/or flood and fire hazards.
The project will minimize the alteration of natural
landforms and will not result in undue risk from geologic,
erosional, flood or fire hazards. (see Section F, Coastal

Findings).

a. The proposed development will not contribute to the erosion
of public beaches or adversely impact local shoreline sand
supply. Shoreline protective works will be designated to be
the minimum necessary to adegquately protect existing
principal structures, to reduce beach consumpticn and to
minimize shoreline encroachment, A geotechnical report has
heen reviewed and approved by the City-ERGineering
D"partmﬂnt WhNich indicates that the project will not
cortribute ¥6 tHE erosion of public beaches nor will it

1mmﬁ&%%ﬂ%ﬁhn€hﬁeamdsmmh’

e. The proposed development will not adversely affect the
General Plan, the Local Coastal Program, or any other
applicable adopted plans and programs. The project conforms
with all applicable plans, programs and policies (see

. Section H of Coastal Findings).

VARTANCE FINDINGS:

This variance 1s to allow the construction of a single-fanily
dwelling observing a 1'0" frontyard setback where 15'0" is
required.

a. Subject property is on the west side of Camino De Ia Costa
between Miramonte Place and Avenida Cortez. 'The lot slopes
in a westerly direction to the cliffs approximately
§0t-0" to 100'-0" from the front property line and continues
to drop off into the Pacific Ocean which is apprOXLmately
35'-0" below subject lo%. Camino De La Costa is a
50'-0" right-of-way, paved 26'-0" with 12'-0%
curb—to-property-iine distance. Curbs and sidewalks ars
installed. The property is in the Coastal Zone and the
coastal height limit and has been zoned R1-53000 since 1931.
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Applicants proposal is to construct a single-family dwelling
as close as he can possibly be to the front property line.
There will also be a two-car garage. This dwelling will
observe at the closest point a 1'-0" frontyard where

15'-0" is regquired. Unusual circumstances were established
in the topography of the Subject property and ThHE
de&velopment of surrounding properties. This basically would
pE JUSt @ WMATTer of & I'=0" from a dwelling from the
adjacent property to the north. '

b. In view of the foregoing the variance approved is the
minimum necessary to allow reasonable use of the property.

c. The variance has been considered under the provisions of the
zoning ordinance. This variance is viewed as fulfilling the
purpose and intent of the zoning regulations and with
conditions imposed, is not seen as injurious to the

neighborhood.

d. Due to the minimal nature of this request, adverse impacts
on the General Plan for the City of San Diego are not
anticipated.

If any condition of this permit is violated, or if the same be
not complied with in every respect, then this variance shall be
subject to revocation.

Failure to utilize such variance within the thirty-six (36) month
period will automatically void the same, in accordance with
Municipal Code Section 101.0508.

BE IT FPURTHER RESQLVED that, based on the findings herelnbafore
adopted by the Planning Director, Coastal Development Permit

No. 91-0332, Sensitive Coastal Resource Permit and Variance

No. 91-0332 is hereby GRANTED to William C. Foxley,
Owner/Permittee, in the form and with the terms and conditions as
set forth in Coastal Development Permit Ne. 21-0332, Sensitive
Coastal Resource Permit and Variance No. 91-0332, a copy of which
is attached hereto and made a part hereof.

Flipan okt

Patricia Grabski, AICP
Senioxy Planner

VPR
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ADOPTED ON January 15, 1992

WHEREAS, on July 25, 1991, MR, WILLIAM C. FOXLEY, an Individual,
Ownar/Permittee submitted applications to the Planning Department for a
Ccastal Development Permit, Sensitive Coastal Resource Permit and a Variance;

and

WHEREAS, the permits were set for a public hearing to be conducted by the
Planning Director of the City of S5an Diego; and

WHEREAS, the issuss were heard by the Planning Director on January 15, 1992

and

WHEREAS, the Planning Director of the City of San Diego considered the issyes
discusgsed in Negative Desclaration HNo. 91-0332; NOW THEREFORE,

BE IT RESOLVED, by the Planning Director of the City of San Diego, that it is
hereby certified that Negative Declaration No. 91~-0332 has been completed in
compliance with the California Environmental Quality Act of 1970 (California
Public Rescurces Code Section 21000 et s=g.) =25 amendsd, and the State
guidelines thereto (California Administrative Code Section 15000 et seq.), and
that the information contalnsd in said report, together with any comments
recelived during the public review process, has bezen reviewed and considered by
the Planning Director.

BE IT FURTHER RESOLVED that the Planning Directer finds, based upon the
Initial Study and any comments received, that there is no substantial evidance
that the project will have a significant effect on the envircnment and
therefore, that said Negative Declaration is hersby approved.

Q}ii@aﬁ) _)&/Mtfe,@#w

Patricia Grabski, AICP
S5aniocr Planner
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PATRICIA GRABSKI, Senior Planner

STATE OF CALIFORNIA

COUNTY OF SAN DIEGO

Oon [;kaAg;ﬁ g, /993 before me, BARBARA J. HUBBARD (Notary Public), personally
appea¥ed PATRICIA GRABSKI , Senior Planner of the Planning Department of the
City of San Diego, personally known to me to be the person(s) whose name(s)
is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entlty upon
behalf of which the Derson(s) acted, executed the instrument.

WITNESS my hand ‘and flClal seal.

Signature %ﬁ)’cu.,g_‘g N e

Y s e eSS\ " RoTARY BTN FORA
Barbara J. /fubbard } (e | SANDEGTCOTY
1\ MY COMMISSION EXPIRES {
WAY 16,1985 |

%\ BARBARA ). HJ-BBARD ;

ERMITTEE({S) SIGNATURE/NOTARIZATION:

THE UNDERSIGNED PERMITTEE(S), BY EXECUTION THEREOF, AGREES TO EACH AND EVERY
CONDITION OF THIS P RM~T“%ND PROMISES TC PERFCRM EACH AND EVERY COBLIGATION OF

PERMITTEE (

Signed Signed

Typed Name WITLIAN c FUTFY Typed Name

STATE OF COLOR mof

CITY AND ‘

COUNTY OF DENVER

On 20th April, 1992 before me, Margarer Fee. . (Name of Notary Public)

personally appeared William C. Foxley
personally Xnown to me {or proved to me on the basis of satisfactory ev1dencm)

to be the person(s) whose name(s) is/are subscribed to the within instrument and
acknowladged to me that he/she/they executed the same in his/her/their
authorized capacity(ies), and that by his/her/their signature(s) on the
ingtrument the person(s), or the entity upon behalf of which the person(s)
acted, executed the instrument.

TITNWSD my hand and offchal seal.

Signature /V”* »A@A/fq”ffJ////f {Seal
g /,,/ Z . J

My commission expires: 9/18/95
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