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• REMODEL THROUGHOUT & ADDITION TO EXISTING 
DETACHED SINGLE FAMILY RESIDENCE

• NEW LANDSCAPING & ATTACHED COVERED OUTDOOR 
STRUCTURE w/ BBQ

• NEW SWIMMING POOL AND SPA IN REAR YARD 

BUILDING AREAS:

EXISTING FIRST FLOOR LIVING 1,628 SF
EXISTING SECOND FLOOR LIVING 1,074 SF
TOTAL EXISTING LIVING AREA 2,702 SF

EXISTING GARAGE AREA    800 SF
EXISTING GARAGE TO BE CONVERTED INTO LIVING   (71 SF)
PROPOSED GARAGE AREA    729 SF

FIRST FLOOR LIVING REDUCTION     (8 SF)
FIRST FLOOR LIVING ADDITION    369 SF
TOTAL PROPOSED FIRST FLOOR LIVING 2,060 SF
PROPOSED SECOND FLOOR LIVING 1,488 SF
PROPOSED TOTAL LIVING AREA 3,548 SF

PROPOSED SECOND FLOOR DECKS    160 SF

LOT AREA          20,008 SF
TOTAL PROPOSED LOT COVERAGE 2,789 SF
LOT COVERAGE RATIO     14 %

318 W AVENIDA GAVIOTA
SAN CLEMENTE, CA 92672
APN: 692-282-11

OWNER: PAUL & TIFFANEY GIOBBI
ADDRESS: 318 W. AVENIDA GAVIOTA

SAN CLEMENTE, CA 92672
PH: 949.306.3295
EMAIL: PAUL@ZUMASYS.COM

RESIDENTIAL 2019 CALIFORNIA RESIDENTIAL CODE (CRC)
FIRE 2019 CALIFORNIA FIRE CODE 
PLUMBING 2019 CALIFORNIA PLUMBING CODE (CPC)
MECHANICAL 2019 CALIFORNIA MECHANICAL CODE (CMC)
ELECTRICAL 2019 CALIFORNIA ELECTRICAL CODE (CEC)
ENERGY T24 - 2019 BUILDING ENERGY EFFICIENCY STANDARDS 
CALGREEN 2019 CALIFORNIA GREEN BUILDING STANDARD CODE

THIS PROJECT SHALL COMPLY WITH ALL OTHER REGULATIONS AND 
ORDINANCES ADOPTED BY THE STATE GOVERNING AGENCIES.

TYPE OF CONSTRUCTION:  V-B   SPRINKLERED
EXISTING OCCUPANCY 
CLASSIFICATION: R-3/U
NUMBER OF STORIES: TWO

TS PROJECT DATA/ OVERALL SITE PLAN
A0 SITE PLAN/ ROOF PLAN
A1.0 DEMO PLANS
A1.1 FIRST FLOOR PLAN
A1.1 SECOND FLOOR PLAN
A3.0 AS-BUILT ELEVATIONS
A3.1 EXTERIOR ELEVATIONS
A3.2 EXTERIOR ELEVATIONS
A4.1 BUILDING SECTIONS
A4.2 BUILDING SECTIONS
TP-01 TOPOGRAPHIC SURVEY
L.1 LANDSCAPE COVER SHEET
L.2 LANDSCAPE PLAN
L.3 LANDSCAPE SKETCHES/ ELEVATIONS

B.E.S., INC.
2340 SOUTH EL CAMINO REAL, SUITE 18
SAN CLEMENTE, CALIFORNIA 92672
CONTACT: IAIN BUCHAN
TEL. 949.489.9786

TOAL ENGINEERING, INC.
139 AVENIDA NAVARRO
LAGUNA BEACH, CA. 92672
TEL. 949.492.8586

MICHAEL J. BUNGANICH 
MORTON DESIGN GROUP
TEL. 949.812.9777
LANDSCAPE ARCHITECT - CA. LIC 2041

A
V

E
N

ID
A

 G
A

V
IO

T
A

PROPERTY LINE  243.17'

PROPERTY LINE  260.50'

P
R

O
P

E
R

T
Y

 L
IN

E
  4

5.
00

'

P
R

O
P

E
R

TY
 L

IN
E

  1
09

.9
9'

6.72'

Sheet Title:

Sheet No.

Issued Date:

Project No.

DRAWINGS, SPECIFICATIONS, IDEAS, DESIGNS, AND 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL 

REMAIN THE PROPERTY OF THE BES, INC. NO PART THEREOF 
SHALL BE REPRODUCED, COPIED, ADAPTED, DISCLOSED, 

DISTRIBUTED, SOLD, PUBLISHED OR USED WITHOUT PRIOR 
WRITTEN CONSENT OF AND APPROPRIATE COMPENSATION TO 
THE BES, INC.  VISUAL CONTACT WITH THE ABOVE DRAWINGS 

OR SPECIFICATIONS SHALL CONSTITUTE CONCLUSIVE 
EVIDENCE OF ACCEPTANCE OF THESE RESTRICTIONS

B
 U

 C
 H

 A
 N

   
E 

N
 G

 I 
N

 E
 E

 R
 I 

N
 C

   
S 

T 
R

 U
 C

 T
 U

 R
 E

 S
   

I N
 C

.
23

40
 S

O
U

T
H

 E
L 

C
A

M
IN

O
 R

EA
L,

 S
U

IT
E 

18
   

SA
N

 C
L

EM
EN

T
E

   
C

A
 9

26
72

(9
49

) 
39

5 
06

19
IA

IN
@

B
E

SI
N

C
SC

.C
O

M

6/10/20

REVISION SCHEDULE

NO. DATE DESCRIPTION

 1/16" = 1'-0"

  Exhibit 2 
    Page  1 of  18 

 California Coastal 
C             Commission 



A
V

E
N

ID
A

 G
A

V
IO

T
A

BUILDING CORNER

2ND STORY 
BALCONY CORNER

DECK CORNER

DN

DN

DN

DECK FF

R @ 6 1/8"4

R @ 6"5

SWIMMING POOL

COVERED OUTDOOR 
LIVING (ATTACHED 

TO THE RESIDENCE)

PROPERTY LINE  243.17'

PROPERTY LINE  260.50'

P
R

O
P

E
R

T
Y

 L
IN

E
  4

5.
00

'

FSFS

FS

FF

ON-GRADE STAIRS
30" MAX ABOVE GRADE

NOTE: ALL FOUNDATION ELEMENTS SHALL BE 
PLACED OUTSIDE OF THE 15' CANYON SETBACK. 
CANTILEVERED PORTIONS OF THE PROPOSED 
DECK/PATIO STRUCTURE MAY EXTEND 5' INTO 
THE 15' CANYON EDGE SETBACK, ABD THE DECK 
TO DECK STRING LINE.

CANYON EDGE

WATER

SPA

WATER

NOTE: REFER TO L.1-3, LANDSCAPE SHEETS 
FOR MORE INFORMATION ON PROPOSED POOL, 
DECK AND PLANTING

PATIO/DECK STRINGLINE

EXISTING 2-STORY AREA 
FLOR AND ROOF 
RECONSTRUCTED

EXISTING 2-STORY 
FLOOR REMOVED, 
ROOF REPLACED

EXISTING 1-STORY, 
ROOF REMOVED, 
SECOND FLOOR 
ADDITION AND ROOF 
RECONSTRUCTION

PROPOSED FIRST, 
SECOND STORY AND 
ROOF ADDITION

PROPOSED 
SECOND STORY 
DECK ADDITION

EXISTING 1-STORY, 
ROOF REMOVED, 
SECOND FLOOR  
ADDITION AND ROOF 
RECONSTRUCTION

PROPOSED 2-STORY 
ADDITION ON NEW 
BUILDING FOOTPRINT
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ROOF KEY NO.

ROOF A: FLAT ROOF OVER MASTER SUITE
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EXISTING LIVING AREA REMOVED IN ORDER 
TO BRING STRUCTURE TO CONFORMANCE 
WITH SIDE YARD SETBACK

EXISTING SECOND FLOOR LIVING 

EXISTING FIRST LEVEL LIVING

PROPOSED SECOND FLOOR LIVING

EXISTING GARAGE

FIRST FLOOR LIVING ADDITION

GARAGE AREA CONVERTED TO LIVING SPACE

PROPOSED SECOND FLOOR DECKS

PROPOSED FURRED ENTRY/GARAGE 
SEPARATION WALL

956 SF TOTAL FRONT YARD SETBACK AREA 
495 SF PERMEABLE = 52% LANDSCAPE RATIO
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Project Site
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1.5 FS line (no piles) 
(=black dotted line)

Applicant’s canyon edge line and 
15-ft setback (blue lines + shading)

1.5 FS line (with piles) 
(=red dotted line)

Proposed Caissons Locations 
(green circles)
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Applicant’s bluff edge is OK 
along this cross-section and 
on the northern part of the 
site (where canyon slope is 
steepest.
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~2:1 slope (28 deg)

0.9:1 slope (48 deg)

LUP bluff edge 

• The Commission does not agree with the
applicant’s bluff edge on cross-section A-A’
and across the southern part of the site.

• Top edge of canyon bluff is “rounded away
from the face of the bluff”

• Downward gradient increases “more or less
continuously” beyond the labeled 1st slope
break:

• Slope of bluff top: 14:1 (4˚)
• 1st slope break: increases to 3:1 (17˚)
• 2nd slope break: increases to 2:1 (28˚)
• 3rd slope break: increases to <1:1 (>45˚)

 1st slope break = CCC LUP bluff edge
 Approximated by +98 ft elevation contour

1st slope break

2nd slope break

3rd slope break
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FOS 1.5 Present Day 
(without proposed 

caissons)

CCC canyon edge
15 ft. setback from 
CCC canyon edge

Applicant’s 
canyon edge
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CCC Delineation of Canyon Setback Line
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Unpermitted deck, wooden steps, carved terraces, rock 
walls, and concrete paths 
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Project Site
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