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GROUNDS FOR THE APPEAL of the City of San Diego’s Approval of a Coastal Development Permit for:    

LEIDY RESIDENCE
6216 Avenida Cresta, La Jolla 
San Diego Project No. 639782 - Coastal Development Permit No. 2309399 

 

GROUNDS FOR THE APPEAL

A required Finding for a Coastal Development Permit (CDP) is: ‘The proposed coastal development is in 
conformity with the certified Local Coastal Program land use plan’.  Contrary to the required ‘Finding’ for a 
CDP the proposed development simply does not conform to the certified Local Coastal Program Land Use Plan 
(La Jolla Community Plan and Local Coastal Program Land Use Plan).

Neighborhood Character

In 2004 the surrounding neighborhood was potentially identified as the La Jolla Hermosa Historic District in the La 
Jolla Historical Survey, by Architect Milford Wayne Donaldson FAIA and the La Jolla Historical Society, prepared 
for the City of San Diego Planning Department.  The Historical Survey identified four historic homes within 1200 
feet of the proposed project.  Two historic homes designed by Master Architect Thomas Shepard in the late 1920s 
are at 6019 Avenida Cresta in a French Eclectic style and 6101 Avenida Cresta in a Spanish Eclectic style, both 
within 900 feet of the proposed project.  Not on the Historical Survey but across the street from the proposed 
project at 6219 Avenida is a home originally designed by Master Architect Thomas Shepard in the early 1930’s in 
a Spanish Eclectic style.  

The subject site is the grey roof dwelling with the bare rear yard in the center of the following aerial photo looking 
North.

With the exception of two dwellings on Camino De La Costa (the street below) all of the existing homes in the 
neighborhood have sloping clay tile or shingle clad roofs. 
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Neighborhood Character (continued)

The subject site is the grey roof dwelling with the bare rear yard in the center of the following aerial photo looking 
east.

With the exception of two dwellings on Camino De La Costa, the street below (West), all of the existing homes in 
the neighborhood have clay tile or shingle sloping roofs.  The majority of homes have singled story elements 
facing Avenida Cresta.  Those homes with two story elements facing Avenida Cresta are set back significantly 
further from the street.

LA JOLLA COMMUNITY PLAN AND LOCAL COASTAL PROGRAM

In 2003 the California Coastal Commission certified the La Jolla Community Plan and Local Coastal Program 
Land Use Plan.  

To maintain community character The Community Character Recommendations of the RESIDENTIAL LAND 
USE ELEMENT of the La Jolla Community Plan and Local Coastal Program Land Use Plan state: 
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LA JOLLA COMMUNITY PLAN AND LOCAL COASTAL PROGRAM (continued)

Contrary to the Community Character Recommendations of the La Jolla Community Plan and Local Coastal 
Program Land Use Plan, the voluminous rectangular bulk, height and scale of the front north-west portion of the 
project immediately adjacent the front yard set back line is so different from that of the adjacent surrounding 
structures, that it does not preserve nor enhance the bulk and scale of the existing neighborhood character 
especially as viewed for the public right -of-way (Avenida Cresta). 

The excessive and disruptive bulk, height and scale of the project in relation to the adjacent surrounding 
structures is best illustrated by the applicant’s own exhibits (below) as were presented to the La Jolla Community 
Planning Association.

View from Avenida Cresta looking north-west:

View 
from Avenida Cresta looking south-west:
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LA JOLLA COMMUNITY PLAN AND LOCAL COASTAL PROGRAM (continued)

The excessive and voluminous rectangular bulk, 26 foot vertical height and scale of the front north-east portion of 
the project immediately adjacent the front and side yard set back lines is so different from that of the adjacent 
dwelling on the right (north) that is severely disrupts the existing neighborhood character.

Insufficient Transition in Bulk and Scale  

The Community Character Recommendations of the RESIDENTIAL LAND USE ELEMENT of the  
La Jolla Community Plan and Local Coastal Program Land Use Plan state:

Contrary to the La Jolla Community Plan and Local Coastal Program Land Use Plan the upper level front (east) 
and right side (north) exterior wall facades of the voluminous rectangular element, just 20 feet from the front 
property line and 6’-2” from the side property line, do not step back from the lower level exterior walls and 
provide no transition in the height and mass of the proposed home to that of the existing lower adjacent 
home 

According to the applicant’s exhibits, the top of the roof parapet of the proposed voluminous rectangular white 
colored element adjacent the front building setback line is Elev: 110.16’, while the top front ridge of the mansard 
roof of the adjacent dwelling on the right (north) is Elev: 101.3’.  The 9 foot disparity in the proposed new roof 
elevation to that of the existing roof elevation of the existing home provides no transition between the bulk, 
height and scale of the proposed home to that of the existing adjacent home, and lessens the integrity of 
the streetscape. 

(Note:  Had the voluminous rectangular element been located on the southern portion of the subject property, an 
effective transition between the bulk and scale of the tall existing adjacent home on the left (south) to that of the 
existing lower adjacent home on the right (north) might have occurred.)

CONCLUSION:   

As the proposed project is not in conformity with the certified Local Coastal Program Land Use Plan the 
required Finding for a Coastal Development Permit that the ‘The proposed coastal development is in 
conformity with the certified Local Coastal Program Land Use Plan …’ cannot be made.
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CATEGORICAL EXEMPTION FROM CEQA

Title 24 California Code of Regulations, Chapter, Article 19 Categorical Exemptions,
Section 15300.2 Exceptions to Categorical Exemptions states: 

(b) Cumulative Impact. All exemptions for these classes are inapplicable when the cumulative impact of
successive projects of the same type in the same place, over time is significant.

This particular project is so different from the existing development pattern that the cumulative impact of future 
projects like this one will forever alter the neighborhood character; and therefore can not be exempted from 
CEQA review.

Submitted By:


Philip A. Merten  AIA	           Date:  July 6, 2021		













































July 30, 2021 

Attn: Alex Llerandi & Diana Lilly 
California Coastal Commission  
San Diego Region 
7575 Metropolitan Dr # 103,  
San Diego, CA 92108 

Re:  Leidy Residence (PTS# 0639782) 
6216 Avenida Cresta, La Jolla, California 92037 
Coastal Development Permit No. 2309399 
Easement Vacation No. 2535513 
Response CCC Appeal Filed by Mr. Merten/Dr. Bogle 

Dear Alex and Diana, 

I represent the homeowners, David, and Pam Leidy, located at 6216 Avenida Cresta, La Jolla, 
CA 92037. Thank you for the opportunity to provide our written response to the appeal filed by 
Phil Merten on behalf of his clients, Doctor and Mrs. Lawrence Bogle, dated July 6, 2021. The 
appeal is of the City of San Diego's Hearing Officer's approval of Project No. 0639782 and CDP 
No. 2309399 that occurred on June 9, 2021.  

Mr. Merten's client, Mr. Bogle, has bypassed the long-standing accepted administrative appeal 
process citing economic hardship as the City of San Diego has raised their appeal fee from $100 
to $1,000 (in an effort to reduce the number of fraudulent appeals that were coming before City 
Council). As a result, you have an unvetted, unsubstantiated appeal before you today. It is 
essential to recognize that the issues raised in the "Ground for the Appeal" have not been 
reviewed by the City of San Diego's Planning Commission or any other City body.  

Introduction 

As stated in the City's Hearing Officer Staff Report, the project as designed is consistent with the 
underlying land-use designation of the property. The Residential Land Use section of the 
Community Plan includes goals for maintaining the character of La Jolla's residential areas by 
ensuring that redevelopment occurs in a manner that protects natural features, preserves existing 
streetscape themes, and allows a harmonious visual relationship to exist between the bulk and 
scale of new and older structures (pg. 67). The neighborhood is developed with one- and two-
story single-family residential development ranging from older construction to more recent 
development. The proposed single-dwelling unit would serve to maintain the present diverse 
design themes of the surrounding area. 

Recognizing the importance of public input, the project received the overwhelming support of 
the La Jolla Community Planning Group, who voted 14-0-1 to recommend approval of the 
proposed project without conditions/recommendations on January 9, 2020. 



 
July 30, 2021 
Page 2 of 4 
 

 
2 

 

 
On behalf of his clients, Mr. Merten has expressed personal opinions regarding the project but 
has not provided any substantial evidence of a potentially significant impact.  On the other hand, 
the City found that the proposed project does not conflict in any manner with applicable land use 
plans, policies, and regulations of the City of San Diego is supported by abundant substantial 
evidence within the immediate neighborhood. City staff reviewed the building setbacks, 
drainage, lot coverage, building mass, building height, public views, and driveway width and 
found that the project will comply with all the required development regulations. The project is 
consistent with the Community Character Recommendations of the La Jolla Community Plan 
and conforms to the General Design Regulations and Development Regulations of the RS-1-5 
Zone. The proposed development is consistent with the applicable Low-Density Residential land 
use designation (5-9 DU/AC) of the La Jolla Community Plan and Local Coastal Land Use Plan. 
The building was designed in total compliance with the Zoning Code so that there are no 
proposed variances or deviations to the development regulations of the Land Development Code.  
 
Issue #1: Neighborhood Character 
 
According to Mr. Merten, "…the surrounding neighborhood was potentially identified in the La 
Jolla Hermosa Historic Survey…" (emphasis added). First, there is no direct evidence that the 
surrounding neighborhood was, in fact, identified in said Survey. More importantly, the Survey 
has no bearing on the review of this project. It is not an official City document for purposes of 
code review. As Coastal Staff is well aware, the project is, instead, viewed under the certified 
Local Coastal Program Land Use Plan (La Jolla Community Plan and Local Coastal Program 
Land Use Plan) under the auspices of the California Coastal Act.  
 
Mr. Merten then abruptly transitions his argument to "the color of the roof" of our project. This 
is the first CCC appeal I have encountered where the actual color and roofing material was for 
public debate. I was not aware that the California Commission is now in the business of dictating 
aesthetic colors and exterior materials for homes. Despite this concern, I draw your attention to 
the aerial photo on the first page of Mr. Merten's letter. As can one see, there is a healthy mixture 
of different roofing materials and corresponding colors. Not every house has a "red tile roof." In 
fact, I counted over ten homes in this photo alone that do not have a "red tile roof."  
 
The projecting roof does not create a design incompatibility because there is no typical roofing 
design or theme in the neighborhood. Homes in the neighborhood include several unique roof 
designs and materials. Some roofs are gabled, and some are flat. Roofing materials include tile, 
metal, and composition shingles with varying colors. Therefore, the home's design is not out of 
character and will not disrupt the neighborhood and/or roof form continuity.  
 
Issue #2: Community Character/Bulk and Scale   
 
The proposed demolition of an existing residence and construction of a new two-story residential 
dwelling unit is compatible with the surrounding development regarding architecture, bulk, scale, 
or density. The project site is in a developed neighborhood transitioning as older homes are 
replaced, and there are numerous homes of similar size and scale. The existing homes in the 
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neighborhood do not have a unifying theme of architecture, such as the architecture of Old 
Town. Old Town is an example in the City's CEQA Significance Thresholds as a community 
containing a unifying architectural theme.  Additionally, the general bulk and scale of the various 
residences in the immediate vicinity have been evolving as there are no longer applicable 
CC&Rs for the local neighborhood of La Jolla Hermosa. 
  
For the administrative record, my clients worked extremely hard to consider the surrounding 
neighbor's views and privacy.  To that end, it was discussed how the driveway would interact 
with the immediate neighbors to the south to ensure a design that worked for both parties.  The 
clients flew a drone to confirm that the view from the rear second-floor veranda would not 
breach the privacy of the neighbors to the west. To illustrate the importance of neighborly 
relations, my clients installed a new Ficus hedge at the request of the adjacent neighbors to 
maintain their privacy. My clients should also receive due credit for avoiding the trend to 
incorporate a rooftop deck because of the privacy concerns it would create for the neighbors and 
the undesirable aesthetics of railings and furniture on the roof. In addition, the floor-to-ceiling 
transparency of the sizeable second-floor window dramatically reduces the sense of bulk by 
adding a depth dimension that extends around the northeast corner. 
 
Most significantly, because the proposed project is located on one of the higher lots on this 
section of Avenida Cresta, my clients designed the left front of the house to be entirely 
transparent for sidewalk pedestrians, which will provide anyone walking down the street a water 
and sunset horizon view that does not currently exist. Due to the new design of the garage below 
grade, there will be no unsightly garage facing the street. 
 
For greater detail on the process that went into the design before you today, please refer to the 
attached May 23, 2021, letter provided by Daryl Olesinski, Architect. Mr. Olesinski goes to great 
lengths to explain the design process to support the concept of neighborhood compatibility from 
an aesthetic perspective. He also provides an in-depth analysis of the surrounding neighborhood 
(i.e., La Jolla Hermosa). All of which clearly illustrate how the proposed project exemplifies 
neighborhood compatibility.  
 
Categorical Exemption from CEQA 
 
Mr. Merten states that by the project being "…so different from the existing development pattern 
that the cumulative impact of future projects like this one will forever alter the neighborhood 
character; and therefore, cannot be exempted from CEQA review." Although that is not the 
accepted threshold for cumulative impact analysis, the environmental exemption determination 
for this project was made on December 3, 2020. The opportunity to appeal that determination 
ended December 17, 2020. Therefore, the subject of CEQA cannot legally be considered a 
substantial issue before the Commission.  
 
Summary 
 
In summary, we are proposing a truly well-designed, code-compliant home that is sensitive to the 
surrounding neighborhood. We look forward to meeting with you virtually in the very near 
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future so that we may work together ahead of the scheduled September Substantial Issue 
Hearing. Thank you for your time and consideration in this vital matter.  

Very truly yours, 

Chandra Slaven, AICP 
Coastal Permit Specialist 
619-316-7645
chandraslaven@gmail.com

Attachment: May 23, 2021, letter provided by Daryl Olesinski, Architect 
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L E T T E R 
 
Hearing Officer 
Development Services Department 
1222 First Ave. MS 501 
San Diego CA. 92101 
 
 
May 23rd, 2021 
 

 
Hearing Officer and Development Services, 
 
This letter is written in response to the Letter issued by Mr. Merten on behalf of Dr. and Mrs. Bogle 
(6219 Avenida Cresta).   The remarks written below are made to demonstrate the compatibility of the 
project with the overall neighborhood upon which the project is sited as well as to address the code 
issues raised by Mr. Merten. 
 
Before specific issues are reviewed, I would like to take this opportunity to give the Hearing Officer a bit 
of background on the design process our office took on as part of creating the project you see before 
you now.    
 
As part of the preliminary site design process, we survey the entire neighborhood to obtain a full 
understanding as to the scale, aesthetic and typology of the architecture.  In this analysis, a range of 
both scale and aesthetic was found throughout the neighborhood.  I would go so far as to describe the 
architecture of the area to be eclectic with a smattering of all different domestic architectural styles.  
With respect to massing, building placement on a site, proportions, scale and articulation, the myriad 
of different styles drove the way in which each single-family residential structure addressed the street, 
related to the adjacent neighboring homes and seemed to address the requirements of the Zoning 
Code.  We found that there was not a singular aesthetic style, scale of building, way in which the 
building addressed neither the Zoning requirements nor an overall pattern to the design approach to 
the entire neighborhood.   Instead the neighborhood is a collection of ever evolving design styles that 
(1) demonstrates a sense of the time in which they were built and (2) create a diverse and interesting 
language of domestic architecture.   Based on this study, we set out to design a home that did two very 
important things.  Firstly, the house meets the aesthetic, programmatic and use wishes of the Owners 
and secondly, continued and advanced that same overall dialogue with the immediate community.   
 
As part of the description of the design process, I would like to review from the macro to the micro level 
and how the design addresses at these levels.  To begin, we studied the site, its position on the street, 
the adjacent structures, the surrounding structures on the street / adjacent streets and how best the 
building can be designed given these parameters.   
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Site / Neighborhood Study: 

• Site Planning / Site Density:

The site sits within a neighborhood made up of structures that typically occupy about 50% of the lot 
area.  While there are buildings that can be considered to be one large mass, the majority of the 
buildings are not singular structure; rather they are a series of varying single and two story volumes 
both in layout and massing that create garden spaces throughout the individual site.   

• Building Mass / Building Placement:

Topographically, the site sits at almost the highest position on Avenida Cresta with only the southerly 
adjacent site being higher in elevation.  The southerly adjacent house is a large multi volume structure 
mainly two stories with a descending driveway along the northerly property line to the basement 
garage.  The northerly adjacent house is a combination of single and a two story volume that sits 
slightly lower than the subject property and has a meandering series of volumes that are both single 
and two stories in height.  The main two-story volume is located along Via Del Norte but there is a two-
story portion immediately adjacent to the subject property directly off Avenida Cresta.   Between the 
subject property and the northerly adjacent property is planted a tall hedgerow of Podocarpus plants 
acting as a privacy screen between the two properties. The overall massing of the two adjacent 
structures created a descending line of massing from south to north that could be continued by the 
design on the subject property - almost like inserting the building between the two buildings under the 
line that is created by their given massing / heights. 

• Singular vs. Staggering Masses:

Within the neighborhood, there are several different ways in which the buildings were designed.  In 
general there are two typologies - (1) single mass and (2) staggering masses.  There are examples of 
each of these typologies within view of the subject property and each typology contributes to the 
eclectic nature of the area. 

• Aesthetic Styling:

As stared above, when the project was first undertaken, a review of the neighborhood was performed 
to see what the tendencies were and what if any design was prevalent.  In essence, all buildings wear 
clothes.  Two buildings can have very similar massing, proportions and placement on the site but be 
seen as very different by the aesthetic styling or clothes the building wears.  There are a several different 
design styles found throughout the neighborhood ranging from Spanish Colonial to California Modern.  
The two adjacent properties are stylistically very different, the southerly property could be considered 
Mediterranean in design while the northerly is Cape Cod in its design.  On the same street you can find 
Tuscan to California Ranch, from Spanish Revival to very Modern (exposed concrete and glass).   I 
would argue it is in fact this diversity that brings richness to the neighborhood.  
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Design Response:   

Given the parameters outlined above, there is also the need for the building to respond to the site, its 
views, orientation and forces of nature that can be best captured by the design - not only does the 
building have to be a part of the neighborhood, it also need to be designed to the Owners needs and 
wishes.   

• Site Planning / Site Density:

As we all know, there is a Lot Coverage Ratio that is part of the Municipal Code.   Despite the Lot 
Coverage allowances, we knew that the building would be under the requirement, as it had to fit into 
the overall fabric of the community and be designed to reinforce that language.  To that end, the 
building was designed in an "L" configuration with a low single story volume along the southern side 
and a two-story volume along the northern side.  This was done for several reasons, firstly would be the 
southerly orientation to allow the most amount of natural light to enter the building.  Secondly, allow 
that same natural light to activate the garden / pool terrace and thirdly, be able to use the idea of the 
descending sloping driveway similar to the southerly neighbor to place the garage in the basement 
therefore not have a garage door dominate that street facade.  As part of the site study, our office took 
into account the density of the neighboring structures on both sides of the street so that the design 
would melt into that fabric seamlessly (see exhibit provided from the Neighborhood Compatibility 
Hearing below).  In conjunction with this study, we provided a rendered site plan superimposed onto 
the aerial image of the neighborhood so that this idea was further demonstrated (see rendered Site 
Plan below).  
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Neighboring Property Lot Coverage Analysis: 
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Rendered Site Plan (within neighborhood context): 
 

 
 
•  Building Mass / Building Placement: 
 
In studying the streetscape of both sides of Avenida Cresta from Avenida Cortez to the south and Via 
Del Norte to the north, there is a mixture of single and two story buildings throughout. This same point 
can be made for all the streets in the neighborhood - there is no one overall height designation.  With 
respect to the subject property, when looking at the site from Avenida Cresta, the two adjacent 
buildings vary in both massing and height.  The goal of the design for the building was to literally fit in 
between these two adjacent buildings and continue the descending line from south to north.  Again as 
mentioned several times, this approach was intentional to have the building become part of the 
neighborhood fabric and not be singled out. As part of the coordination with Consultants, we asked 
the Civil Engineer to shoot the top of the roof for each of the adjacent structures so we had an accurate 
line to consider.  Based upon that information, our office took into account the heights of the 
neighboring structures on both sides of the subject property so that the design lives below the perceived 
height line (see exhibit provided from the Neighborhood Compatibility Hearing below). 
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•  Singular vs. Staggering Masses: 
 
As a part of our design process and how our office feels about domestic architecture given the climate 
and lifestyle of Southern California, it is very rare that we will design a singular large mass building 
unless the site parameters / density call for it.  This approach was used in the Site Planning / Building 
Planning for this project. The site has a true north / south orientation across its short axis with westerly 
ocean views along it long axis.  Given this orientation, a study was done to understand the benefits of 
which side of the long axis would be best used for the design of the house.   As you can see by the 
diagram created for the Site Analysis, placing the long bar portion of the building along the northern 
property line allowed for the highest level of natural sun exposure to the house and garden / pool.  
This orientation also allowed for the use of the uninterrupted views toward the ocean by using the void 
space created in the urban fabric of the neighboring property driveway to the west.  At the same time, 
the building needed to still fit under that perceived descending line of building height from the southerly 
to northerly properties.  The single story volume acting as the short leg o the "L" configuration is 
comprised mainly of glass on both the eastern and western elevations thereby allowing direct and open 
views through the building from the street to the west.  As opposed to creating s large two-story mass 
(which is allowed by the Zoning Code), the design instead steps in mass and is varied in volume and 
articulation and has varying materiality to reinforce these volumes.   
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•  Aesthetic Styling: 
 
Aesthetics is a very subjective issue to discuss; this is why most communities do not have design 
guidelines as placing a prescriptive mandate over what each individual homeowner is able to do with 
their own property is a challenge to property rights.  As mentioned above, in essence, like people, 
buildings wear clothes.  Some people are more conservative and there fore dress as such while others 
are more daring and again dress as such.  Custom Residential design reflects the Owners and how 
they want to live.  Southern California has a rich history in residential design, from Spanish Colonial to 
Case Study California Modern; there is a legacy that very few places have like this region.  The design 
of the building under consideration continues that dialogue while using the very same massing and 
volumetric examples from the neighborhood.  It is clear that to some, modern design is offensive and 
can feel aggressive while to others, traditional design is inauthentic and has a Disneyland aspect to it.   
As long as each individual design is good of it's kind, the saying "to each their own" should be the 
mandate.  If you were to compare the proposed building to that of other buildings in the 
neighborhood, you will see similarities that cannot be ignored.  Massing for example, the building 
located at 6331 Camino De La Costa has a large two story volume on the left side of the street facade 
set directly on the front yard setback.  Even more imposing is the building located at 6308 Camino De 
La Costa which again has a large two story volume on the left side of the street facade set directly on 
the front yard setback.  In this case, the large two-story volume is rotated 45º with its corner pointing to 
the street.  In comparison, the proposed building also has a two-story volume located on the street 
facade but that volume is juxtaposed with a low single story wing that balances with the two story 
volume.  Each of these buildings are doing the same things, just wearing different clothing while doing 
it.   
 
6331 Camino De La Costa: 
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6308 Camino De La Costa: 
 

 
 
6216 Avenida Cresta: 
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As well, materiality and the tone of the building drive as much of the perception of the design as the 
massing.  Throughout the neighborhood, there are buildings of wide ranging materiality.  With that 
said, there is an overall sense that the majority of the buildings are of light colored stucco balanced 
with warmer toned accents.  Whether those accents be via exposed beams, cladding materials, roofing 
materials or stain color, it is that composition of materials that create the overall neighborhood 
aesthetic.  As an example, the building located at 6281 Camino De La Costa has a pale yellow 
smooth finish stucco balanced with warm stained wood windows and doors and exposed beam tails. 

 

 
 
As well, the building located at 334 Mesa Way has stark white smooth finish stucco balanced with 
warm stained wood accent and doors and clay tile roof.  
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The proposed design takes it queue from this material language and uses that language in a modern 
way, letting the materiality help define volume and massing, balancing the solid elements to the void 
(glass) creating a series of vertical and horizontal planes defined by smooth white stucco and warm 
wood siding. 

In addressing the specific issues raised by Mr. Merten in his letter dated May 11, 2021 please see the 
following. 

Neighborhood Compatibility: 

First off, I would like to address the idea of "Neighborhood Compatibility".  The real question with 
respect to the intent of this section of the Zoning Code is how is this to be interrupted.  Our 
understanding of Neighborhood Compatibility extends to the entire neighborhood where this building, 
like all the other buildings is considered as a whole of the residential fabric.  To single out one building 
as it relates in a very specific manner to an adjacent building completely defeats the idea of 
"neighborhood".  I would ask the Hearing Officer to examine this building as it relates to the entire 
residential built fabric and how it as a piece of a much larger puzzle complies. 
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Bulk and Scale:   

This issue was addressed in detail above but in direct response to the main point of bulk and scale, I 
would ask that the Hearing Officer consider other numerous instances of two story volumes being 
located adjacent to single story volumes throughout the neighborhood.  In the case raised by Mr. 
Merten, unlike the volumetric relationship of the buildings located at 6308 and 6319 Camino De La 
Costa, 6375 and 6357 Avenida Cresta, 254 Via Del Norte and 6284 Avenida Cresta, 6105 and 
6101 Vista De La Mesa & 345 and 335 Via Del Norte where there is a large two story mass placed 
directly adjacent to a low single story mass, the northeast corner of the proposed building is placed 
adjacent to another two-story volume that holds the garage. Clearly there is precedent within the 
immediate neighborhood that can be cited.  

Facade Slope / Step Back: 

Considering the number of other buildings in the neighborhood that do not comply with this idea in 
any manner (including the actual house that the person behind the objection currently lives in and that 
Mr. Merten was the Architect for) we are a bit surprised that issue is being raised. The composition of 
volumes for the proposed building varies so greatly that it cannot be compared to that of the examples 
cited below.  In preparation for this response our office went street by street to study instances where 
this exact condition exists.  We found fourteen examples where there are buildings where the second 
floor walls sit directly over the ground floor walls, again including the building owned by the person 
filing the objection that was in fact designed by Mr. Merten.     

These examples are provided below with annotations. 
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6331 Camino De La Costa: 
•Both north and south side two-story structure that has stacking walls (second floor over ground floor) with no setback or offset.
•Large two story volume directly n the front facade (@ F.Y. Setback) - literally the exact same condition as the subject property.

6308 Camino De La Costa: 
•Both north and south side two-story structure that has stacking walls (second floor over ground floor) with no setback or offset.
•Large two story volume directly n the front facade (@ F.Y. Setback) - literally the exact same condition as the subject property.
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6281 Camino De La Costa: 
•Both north and south side two-story structure that has stacking walls (second floor over ground floor) with no setback or offset.
•Large two story volume directly n the front facade (@ F.Y. Setback) - literally the exact same condition as the subject property.

6205 Camino De La Costa: 
•Both north and south side two-story structure that has stacking walls (second floor over ground floor) with no setback or offset
creating a three story volume to the street.
•Large two story volume directly n the front facade (@ F.Y. Setback) - literally the exact same condition as the subject property.
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6111 Camino De La Costa: 
 •Large south side two-story structure that has stacking walls (second floor over ground floor) with no setback or offset creating a    
   three-story volume to the street. 
 

 
 
 
6039 Camino De La Costa: 
 •Both north and south side two story structure that has stacking walls (second floor over ground floor) with no setback or offset. 
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6219 Avenida Cresta: 
•Both north side and south side second floor that has stacking walls (second floor over ground floor) with no setback

or offset.

6120 Avenida Cresta: 

•Both north side and south side second floor that has stacking walls (second floor over ground floor) with no setback or offset.
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6198 Avenida Cresta: 
•Corner property with both north side and south side second floor that has stacking walls (second floor over ground floor) with no

setback or offset

334 Mesa Way: 

•Eastern side second floor that has stacking walls (second floor over ground floor) with no setback or offset.
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315 Mesa Way: 
 
 •Both eastern side and western side second floor that has stacking walls (second floor over ground floor) with no setback or offset. 
 

 
 
6026 Vista De La Mesa: 
 
 •North side second floor that has stacking walls (second floor over ground floor) with no setback or offset directly at the FY Setback - 
   literally the exact same condition as the subject property. 
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6110 Vista De La Mesa: 
 
 •Both north and south side second floor that has stacking walls (second floor over ground floor) with no setback or offset   
   directly at the FY Setback - literally the exact same condition as the subject property. 
 

 
 
6366  Camino De La Costa: 
 
 •Both north and south side two story structure that has stacking walls (second floor over ground floor) with no setback or offset. 
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Site Retaining Walls:

The drawings for the project were reviewed to determine where and if the Site Retaining Walls were in 
fact higher than the Zoning Code allows for.  We did fine two areas where the walls were over the 
height allowed for and as such the documents / design has been adjusted.  Those revisions are 
included in the amended submittal package (see information provided). 
Daryl Olesinski, Principal 
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