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SUMMARY 

 

Issue:  Should the Planning Commission grant an appeal of the Development Services 

Department’s decision to approve a Coastal Development Permit (CDP) to construct a mixed-

use project with ground floor commercial space and 26 rental residential units with on-grade 

parking located at 801 Pearl Street in the La Jolla Community Plan area? 

 

Staff Recommendation:  DENY the appeal and affirm the Development Services 

Department’s decision to approve Coastal Development Permit No. 2356322. 

 

Community Planning Group Recommendation:  On December 7, 2019, the La Jolla 

Community Planning Association voted 10-3-1 to recommend approval of the project. 

 

Environmental Review:  On February 25, 2020 the City of San Diego, as Lead Agency, through 

the Development Services Department, made and issued an Environmental Determination 

that the current project was reviewed by the Environmental Analysis Section and it was 

determined that in accordance with Negative Declaration No. 294307 certified by the 

Planning Commission on August 11, 2016 and the California Environmental Quality Act 

(CEQA) Guidelines Section 15162(a): 

 

(1) No substantial changes are proposed in the project which would require major 

revisions of the previous Negative Declaration (ND) due to the involvement of new 

significant environmental effects or a substantial increase in the severity of 

previously identified significant effects;   

 

(2) No substantial changes have occurred with respect to the circumstances under 

which the project will be undertaken which would have required major revisions to 
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the previous ND due to the involvement of new significant environmental effects or a 

substantial increase in the severity of previously identified significant effects; and 

 

(3) There is no new information of substantial importance which was not known and 

could not have been known with the exercise of reasonable diligence at the time the 

previous ND was adopted, that shows any of the circumstances described in CEQA 

Guidelines 15162(3) (A) - (D). 

 

Fiscal Impact Statement:  None with this action. All costs associated with the processing of 

the project are paid from a deposit account maintained by the applicant. 

 

Code Enforcement Impact:  None. 

 

Housing Impact Statement:   

 

The project site is in the La Jolla Community Plan and Local Coastal Program Land Use Plan 

(LJCP/LCLUP) and implemented through the RM-1-1 and La Jolla Planned District Zone 4. The 

community plan land use designation is Commercial Mixed Use (29 du/acre) and Low 

Medium Residential (9-15 du/acre). The 0.48-acre site could accommodate 13 dwelling units 

within the Commercial/Mixed-Use and Medium-Density Residential land use designation. 

The project includes a density bonus for 13 residential units in accordance with San Diego 

Municipal Code (SDMC) Section 143.0720 of up to 100 percent with five development 

incentives. The project proposes 15 percent of the pre-density bonus units to be affordable 

housing units (two units) for very-low income households with rents at 30 percent of 50 

percent of the Area Median Income for a period of 55 years.  The project would implement 

the existing land use designations and would create 26 multi-family residential dwelling units 

where none currently exist. 

 

BACKGROUND 

 

This item is an appeal of the Development Services Department decision to approve a CDP to 

construct a 20,606 square-foot, two-story mixed-use development consisting of ground floor retail 

and 26 multi-family residential rental units.  The project is located at 801 Pearl Street. The 0.48-acre 

site is in Zone 4 of the La Jolla Planned District and the RM-1-1 Zone (Attachments 1-3). 

 

The site currently contains structures supporting an automobile service station which ceased 

operations in 2018. On August 16, 2016, the Planning Commission voted to approve Tentative Map 

No. 1670419, Site Development Permit No. 1375058 and Coastal Development Permit No. 1375059 

to demolish and remove an existing service station and construct a mixed-use project with four 

commercial condominium units and 12 residential market-rate condominium units with a 

subterranean parking garage, landscaping and minor improvements in the public right-of-way 

(Attachment 11). The mixed-use project was never developed and/or utilized prior to its expiration 

date of August 30, 2019 making Tentative Map No. 1670419, Site Development Permit No. 1375058 

and Coastal Development Permit No. 1375059 void. 

 

 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
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As depicted below, the site straddles two zones (Figure 1). The northerly two-thirds of the site is 

located in the La Jolla Planned District Zone 4. La Jolla Planned District Zone 4 includes 

neighborhood commercial areas characterized by small retail shops. Development in this zone is 

dominated by community serving and visitor service retail uses. The remaining southerly one-third 

of the site is zoned RM-1-1 (Residential—Multiple Unit). Additionally, the site is located in several 

overlay zones, including the Coastal Overlay Zone, the Coastal Height Limitation Overlay Zone, 

Transit Priority Area, Parking Impact Overlay Zone (Coastal Impact), Residential Tandem Parking 

Overlay Zone, Transit Area Overlay Zone, and the La Jolla Community Plan.  

 

On February 25, 2020, the Development Services Department approved the project in accordance 

with Process 2, pursuant to SDMC section126.0702. Because the project is located outside Coastal 

Overlay Zone non-appealable area, the project is not appealable to the California Coastal 

Commission. To the east, west and north are commercial establishments. To the south are single 

family residential units. The site is relatively flat and slopes to the northwest at elevations ranging 

from approximately 114 feet above Mean Sea Level (MSL) within the southeast corner of the site to 

approximately 109 feet above MSL within the northwestern portion of the site (Attachment 4). The 

site is not within, or adjacent to, the Multi-Habitat Planning Area (MHPA) and does not contain other 

types of environmentally sensitive lands as defined in SDMC Section 113.0103 

 

An appeal of the Development Services Department’s decision to approve the project was filed on 

March 9, 2020 (See Project Issues discussion below). 

 

DISCUSSION 

 

Project Description: 

 

The project proposes a CDP to clear the site of a defunct service station in order to construct a 

20,606 square-foot, two-story mixed-use development consisting of two retail units, 26 multi-family 

residential dwelling units for rent, on-grade parking garage, public right-of-way improvements and 

Figure 1: Site Zone  

http://docs.sandiego.gov/municode/MuniCodeChapter15/Ch15Art09Division03.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art03Division01.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art03Division01.pdf
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landscaping. Of the 26 multi-family residential units, six will be studios, 16 will be one-bedroom units 

and four will be two-bedroom units.  The studios will range in size from 415-428 square feet, the 

one-bedroom units will range from 417-599 square feet and the two-bedroom units will range from 

786-797 square feet. The project includes two commercial spaces totaling 3,456 square feet. One of 

these will be located on the ground floor at the corner of Eads Avenue and Pearl Street and the 

other at Bishop Way and Pearl Street. A 456 square-foot common area will be located adjacent to 

the commercial area at the corner of Eads Avenue and Pearl Street. The ground level parking will be 

accessed from Eads Avenue and provide 22 parking stalls. Of the 26 units, two will be affordable for 

very-low income households with rents at 30 of 50 percent of the Area Median Income for a period 

of 55 years. The affordable housing units include a studio and one-bedroom unit as agreed upon 

with the San Diego Housing Commission. 

 

Along the Pearl Street façade, the lower level is proposed to be wrapped with an elongated medium 

grey colored brick veneer punctuated with large vertical windows. The upper level will be composed 

of contrasting stucco walls with recessed wood-grained tile surrounds and metal trellises at the 

apartment unit widows. The ends of the building at the upper level will be set back from the lower 

level to provide massing and visual variation (Figure 2).  The Eads Avenue façade and the other 

elevations utilize a similar approach using split-face colored concrete masonry at the lower level with 

vertical proportioned openings at the commercial and parking areas, and smaller rectilinear 

openings at the residential units to the rear of the site. The upper level will follow the same style 

used on Pearl Street with stucco walls, recessed tile surrounds at the balcony windows, and trellises 

and glass railings accenting the open areas. Walkway openings, setbacks at the ends of the building, 

and slight differences in the roof parapets will provide visual variation and delineate the different 

building elements. 

 

 

The proposed development includes 15 percent pre-Density Bonus (13 units) as affordable housing 

and qualifies as an Affordable Housing development project pursuant to SDMC Section 143.0915. 

Figure 2: Pearl Street Façade  

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division09.pdf
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Because the project is providing 15 percent of the pre-density bonus units (2) as affordable, the 

project qualifies for a 100 percent density increase for a maximum of 26 dwelling units on the 

project site (13 (pre-density units) x 1.0 (density bonus allowed) = 13 additional units allowed).  The 

City is required to process incentives requested by the applicant, consistent with State Density 

Bonus Law and as set forth in SDMC Section 143.0720.  In accordance with SDMC Table 143-07A, the 

project would be allowed five (5) incentives.  The applicant is entitled to the concessions or 

incentives, in the form of deviations to the development regulations, unless the City makes a written 

finding of denial based on substantial evidence pursuant to SDMC Section 143.0740(c)(1) and 

Government Code Section 65915(d)(1).  The applicant is requesting five (5) affordable housing 

incentives. The project will include deviations to private open space, removal of commercial and 

residential motorcycle parking, loading area, and personal storage area (Attachment 8). 

 

The proposed project was reviewed for compliance with the RM-1-1 zone and the La Jolla Planned 

District Zone 4 development requirements.  Development of the project requires a CDP for the 

mixed-use development in accordance with San Diego Municipal Code Section 126.0702. Because 

the project qualifies as an affordable housing development, the land use approvals have been 

processed through the Affordable/In-Fill Housing and Sustainable Buildings Expedite Program. 

 

Community Plan Analysis:  

 

The La Jolla Community Plan has two land designations for the site; the northern portion of the site 

is designated for commercial/mixed use at a density range of 29 dwelling units per acre and the 

southern portion is designated low-medium residential at a density range of nine to 15 dwelling 

units per acre. The northern portion of the site is 13,996 square feet in Zone 4 of the La Jolla Planned 

District and the southern portion is 6,995 square feet in the RM-1-1 Zone. The northern portion can 

accommodate 9.32 units, which equates to 10 units when rounding up and the southern portion can 

accommodate 2.40 units, which equates to three units for a total of 13 units. The project is 

proposing 15 percent of the units as affordable, qualifying the development for a 100 percent 

density bonus, thus allowing 26 units. The Project is consistent with the land use designations set 

forth in the La Jolla Community Plan.   

The Housing Element of the General Plan serves as a policy guide to address the comprehensive 

housing needs of the City of San Diego.  Goal No. 4 of the Housing Element is to “provide affordable 

housing opportunities consistent with a land use pattern which promotes infill development and 

socioeconomic equity; and facility compliance with all applicable federal, state, and local laws and 

regulations”. Policy direction specific to density bonus is to, 1) Encourage and promote the use of 

available Housing Density Bonus Programs. Future consideration should be given to expanding 

density bonus incentives and provisions, and 2) Enforce all Federal, State, and Local ordinances or 

regulations pertaining to land use incentives which promote affordable housing opportunities for 

low- and moderate-income homebuyers, such as inclusionary housing and density bonus.  The 

proposed project incorporates the General Plan Housing Element by proposing affordable housing 

and applying the density bonus regulation of SDMC Section 143.0720. 

 

The Residential Element of the La Jolla Community Plan sets forth a series of goals, policies and 

recommendations for residential development. The relevant goals, as stated on page 67, state: 

“Introduce opportunities for the production of more affordable housing within La Jolla to meet the 

housing needs of all income levels” and “Maintain the character of La Jolla's residential areas by 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
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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.” The proposed project meets these goals by providing a higher density, 

smaller unit product within the La Jolla downtown village area. 

 

As part of the goal to maintain the character of the commercial component of the project, page 82 

of the Community Plan recommends: 1) “The City should provide opportunities to develop 

affordable housing in order to meet a variety of housing needs within La Jolla's neighborhood 

mixed-use districts, by allowing a residential density bonus 25 percent above and beyond that 

allowed by the base zone”; 2) “The City should promote mixed-use development in all commercial 

areas of the community”; and 3) “the City should seek to promote the pedestrian orientation of the 

office-commercial areas of downtown La Jolla.”  As noted above, the project proposes a mixed-use 

development with affordable housing. A non-contiguous sidewalk with flowering street trees will line 

both Eads Avenue and Pearl Street to keep pedestrians set back from the street. At the corner of 

Pearl Street and Eads Avenue a commercial patio serving the retail establishments will further 

promote the pedestrian experience. 

 

Page 61 of the Community Plan Transportation Element recommends that surface parking be 

located to the rear and ingress and egress be provided from the alley. Because of the given volume 

of traffic on Pearl Street and the relatively short blocks between the traffic lights, access from Eads 

Avenue is being provided where the traffic signal can control commercial and residential traffic.  

 

The Community Plan’s Appendix E on Streetscape Guidelines, recommends Jacaranda trees along 

Pearl Street as they are also the major prevailing street tree and Magnolia trees on Eads Avenue. 

The Project includes Jacaranda trees on Pearl Street and Eads Avenue, both with a non-contiguous 

sidewalk. 

 

Project-Related Issues: 

 

Appeal of the Development Services Department Approval: 

On February 25, 2020 the Development Services Department approved the project.  On March 9, 

2020, an appeal of the decision to approve the project was filed by Tyler Hee, of DeLano & DeLano 

Law Firm representing Doug and Karen Moranville (Attachment 9). The following discussion includes 

the appeal issues as stated by the appellant, followed by staff/applicant responses. Please refer to 

the attached Appeal Application letter to read each appeal issue in its entirety (Attachment 9). 

 

Appeal Issue 1:  

 

“The project is inconsistent and violates the goals, policies, and recommendations of the General 

Plan and Community Plan. The findings inaccurately claim that the Project and Coastal 

Development Permit (CDP) are consistent with the Local Coastal Program land use plan and comply 

with applicable regulations. The resolution approving the Project and CDP incorrectly claims the 

proposed development conforms with the Community Plan. The Project is inconsistent with General 

Plan and Community Plan including, among other things, provisions governing commercial and 

residential development that seek to protect community character and promote harmonious 

development with the existing area. The Community Plan provides a general community goal to: 
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"Maintain La Jolla as a primarily residential and recreational oriented community by protecting its 

residential areas and historic resources, maintaining its public recreational areas, and enhancing 

its commercial districts. The Community Plan's Residential Land Use Element ("RLUE") makes it a 

goal to: "Maintain 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." 

Community Plan at 66.  

 

Specifically, the Project proposes to construct an approximately 29-foot tall mixed-use building 

adjacent to an existing, single-story residential use. As proposed, the Project would be inconsistent 

with Community Plan provisions above concerning bulk and scale, transitions in scale between new 

and older structures, and gradual transition for commercial buildings adjacent to residential 

areas. The City should apply the development recommendations that are contained in the plan to 

all properties in La Jolla in order to avoid extreme and intrusive changes to the residential scale of 

La Jolla's neighborhoods and to promote good design and harmony within the visual relationships 

and transitions between new and older structures.” 

 

Staff response 1 (Also see Community Plan Analysis above):  

 

The La Jolla Community Plan (the “Plan”) recognizes the need for balanced communities and 

to provide opportunities for affordable housing. The Plan promotes opportunities for the 

development of affordable housing by encouraging the use of a density bonus and 

recommends supporting higher densities along transit corridors. Additionally, the Plan 

further recommends the utilization of the Affordable Housing Density Bonus Program to 

assist developers in providing adequate and affordable shelter for all economic segments of 

the community (LJCP, p. 78.). The Project is consistent with these goals, by providing 

affordable and market rate rental housing. 

 

The Plan has a community goal to “maintain 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” (LJCP, pg. 67).  The Plan recommends implementing 

this goal by avoiding “extreme and intrusive changes to the residential scale of La Jolla's 

neighborhoods and to promote good design and harmony within the visual relationships and 

transitions between new and older structures” (LJCP, pg. 70).  The Plan recommends “in order to 

promote transitions in scale between new and older structures, create visual relief through the 

use of diagonal or off-setting planes, building articulation, roofline treatment and variations 

within front yard setback requirements. “(LJCP, pg. 76).   

 

The first floor of the project along the southern property line will be setback 17 feet, 8 inches, 

which is  two feet, four-inches further than the minimum 15-foot setback in accordance with 

San Diego Municipal Code (SDMC) 131.0431 Table 131-04G. The second story of the project is 

set back 18 feet from of the southern property line. To provide articulation and gradual 

transition to the residential area along Eads Avenue, level 2 of the building façade is articulated 

with several off- setting planes including the use of balconies (Figure 2).  

 

https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division04.pdf
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This helps lessen the bulk and provide variation in the façade, in addition to the use of various 

materials, including wood tile, brushed metal, and plaster. 

 

On the north elevation, along Pearl Street, the structure is articulated with several off-setting planes 

that are highlighted by the use of differing materials including wood tile, brushed metal, and plaster 

(Figure 2). On the east elevation, along Bishop Lane, the façade is split into three masses by 

walkways and is further articulated through the use of balconies and several off-setting planes.  On 

the west elevation, along Eads Ave, the façade is split into three masses by walkways and again, it is 

further articulated through the use of balconies and several off-setting planes. Both the east and 

west facades also include the use of wood tile, brushed metal, and plaster building materials. 

 

The proposed building articulation and variations in material avoid a wall effect, promote transitions 

in scale between new and older structures, and avoid abrupt transitions in scale between 

commercial buildings and adjacent residential areas.  This is consistent with the Community Plan 

goals.   

 

Appeal Issue 2:  

 

“The Project violates several provisions of the SDMC, including provisions concerning, among other 

things, coastal development permit findings, density bonuses, and the La Jolla Planned District. 

The approvals of the Project and CDP claim the project complies with the applicable regulations 

including, among other things, SDMC Section 143.0720” 

 

1. The Project fails to satisfy the findings for a CDP required by SDMC Section 126.0708. Among 

other things, under Section 126.0708(a)(3) the Project must conform with the certified local 

coastal program land use plan and comply with all regulations of the certified 

implementation program. As discussed above, the Project violates the relevant local coastal 

program land use plan, the La Jolla Community Plan and Local Coastal Program. The Project 

also violates applicable regulations of the implementation program, including SDMC 

provisions regarding development in the La Jolla Planned District discussed below. 

 

Figure 2: West Elevation 

West Elevation 
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2. “SDMC Section 143.0720(i)(7) requires that a development seeking a 100% density bonus: 

"provides an average of no more than 600 square feet per dwelling unit with no dwelling unit 

exceeding 800 square feet." (emphasis added). Plans for the Project claim the average area for 

each residential unit is 599.96 square feet ("S.F."). However, Sheet I of the proposed plans, 

attached herein as Attachment 1(Attachment 9) , show the total area for dwelling units to be 

15,845 S.F. That total area divided by the proposed 26 residential units results in an average 

area of 609.42 S.F. per dwelling unit. This exceeds the maximum allowable average of 600 S.F. 

per dwelling unit; thus, the Project in inconsistent with Section 143.0720(i)(7).” SDMC Section 

143.0720(i)(7) further states: "a density bonus of up to 100 percent of the pre-density bonus 

dwelling units shall be granted, provided that development of the additional density does not 

cause the need for an incentive, waiver, or deviation to exceed the maximum 

structure height or setbacks of the base zone." A review of the Project's East Elevation 

illustrated on Sheet 14 of the proposed plans, shows a portion of the Project exceeding 

the height restrictions along Pearl Street in violation of Section 143.0720(i)(7). 

 

3. “The Project violates development regulations for the La Jolla Planned District ("LJPD"). Among 

other things, the Project violates provisions for street façade envelopes within LJPD. SDMC 

Section 159.0307(e) prohibits any building or structure from extending beyond 

the façade envelope described therein. According to Sheet 14 of the Project's plans, the 

proposed building extends beyond the street facade envelope along Pearl Street. There is no 

evidence that the Project would satisfy any of the three exceptions provided by SDMC Section 

159.0307(e).” 

 

Staff response 2:  

 

Other than the requested incentives, the project has been determined to meet all applicable 

regulations and policy documents, and is consistent with the recommended land use, design 

guidelines, and development standards in effect for this site per the SDMC and La Jolla Community 

Plan.  The project has been designed to address the physical environment and would not adversely 

impact the public’s health or safety. 

 

The proposed development includes 15 percent affordable housing and qualifies as an Affordable 

Housing development project pursuant to SDMC Section 143.0915. Because the project is providing 

15 percent of the pre-density bonus units (two of the 13 units) as affordable, the project qualifies for 

a 100 percent density increase for a maximum of 26 dwelling units on the project site (13 pre-

density units x 2.00 [density bonus allowed] = 26 units). The City is required to process incentives 

requested by the applicant, consistent with State Density Bonus Law and as set forth 

in SDMC Section 143.0720.  In accordance with SDMC Table 143-07A, the project would be 

allowed five (5) incentives in the form of deviations.  The requested incentives include private open 

space and, removal of commercial and residential motorcycle parking, loading area, and personal 

storage area. The applicant is entitled to the concessions or incentives, in the form of deviations to 

the development regulations, unless the City makes a written finding of denial based on substantial 

evidence pursuant to SDMC Section 143.0740(c)(1) and Government Code Section 65915(d)(1).   

 

SDMC 143.0720(i)(7) allows for a 100 percent density bonus when a proposal “provides an average 

of no more than 600 square feet per dwelling unit with no dwelling unit exceeding 800 square 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division09.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf
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feet.”  Sheet T0.10 in the concept plans illustrates 26 dwelling units totaling 15,587 square feet 

(Attachment 14).  This is an average of 599.5 square feet per dwelling unit, which conforms to SDMC 

143.0720(i)(7).  It appears the appellant reviewed an older set of plans which were later corrected to 

comply with SDMC 143.0720(i)(7).  

 

There are two measurements for structure height: plumb line and overall height, plumb line being 

the most restrictive.  Pursuant to SDMC 113.0270(a)(2)(A), the plumb line measurement “is measured 

from all points on top of a structure to existing grade or proposed grade, whichever is lower, directly 

below each point”.  Pursuant to SDMC 113.0270(a)(2)(B), overall structure height “is measured from 

the lowest point of existing grade or proposed grade within 5 feet of the structure’s perimeter 

(building wall, balcony, bay window, or similar architectural projection) or at the property line, 

whichever is closer, to the highest point of the structure, projected horizontally to directly above this 

lowest point of grade. The overall structure height shall not exceed the maximum permitted 

structure height of the applicable zone plus an amount equal to either the maximum grade 

differential within the structure’s footprint or 10 feet, whichever is less. The structure height shall 

not exceed the maximum allowed by the applicable zone at any one point.” Based on staff’s 

calculation of structural height, the project is within the height allowance of up to 30 feet and the 

project does not require a deviation, incentive or waiver to exceed the maximum allowable structure 

height.  

 

The proposal includes balcony trellises along Pearl Street and Bishop Way and Eads Avenue within 

the façade envelope.  Pursuant to SDMC 159.0307(e)(1), "The envelope shall be measured 20 feet 

vertically and at the top thereof, shall slope back at a 45 degree angle toward the interior of the lot. 

No portion of any building or structure shall extend outside such envelope except twenty percent of 

the length of the building facade may exceed the 20-foot height limit, in order to provide roofline 

and facade variations, accents, tower elements, etc".  The proposed balcony trellises do not exceed 

the allowable 20 percent encroachment (Figures 3 and 4).  Figure 4 shows the lowest point of the 20-

foot/45-degree angle envelope along the west side of the building along Pearl Street, thus the lowest 

point of finished grade.  The remainder of the trellis to the east is further below the envelope limit. 

 

Figure 3: Pearl Street Elevation depicting Trellis Location 
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Appeal Issue 3: 

 

“The City failed to provide adequate information about the Project and CDP depriving the public of 

adequate notice and opportunity for public input regarding the Project and CDP's potential 

environmental impacts. Additionally, the City failed to provide sufficient information to ensure 

public participation was adequately informed during review of the Project and CDP. Among other 

things, the City failed to make available the environmental documents used to review the Project's 

impacts during the public comment period hindering public participation. See CEQA Guidelines 

S15201. The City's October 22, 2019 Notice of Future Decision for Project No. 638970 

simply stated "This project is undergoing environmental review." The notice failed to inform the 

public that the environmental review would be conducted using the Negative Declaration ("ND") 

for the previously approved CDP under Project No. 294370, a fact only revealed after the current 

Project and CDP had been approved. This failure to provide adequate notice and information 

precluded informed public participation and violated CEQA.” 

 

Staff response 3: 

 

Where a prior environmental Negative Declaration (ND) has been adopted for a project, no 

subsequent CEQA document shall be prepared for that project unless the lead agency determines, 

based upon substantial evidence, that substantial changes are proposed in the project which 

require major revisions to the previously adopted ND due to the involvement of new significant 

environmental effects or a substantial increase in the severity of previously identified significant 

effects (CEQA Guidelines §15162). 

Figure 4:  Trellis Section Along Pearl Street  
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In 2016, a ND was prepared for the Conger Mixed Use (“Conger”) project located at 801 Pearl Street, 

the current project location. The Conger project proposed a two-story mixed-use project with four 

retail units.   The ND found that the proposed Conger project would not have a significant effect on 

the environment. The ND was adopted by the Planning Commission.  The proposed project 

modifications do not require major revisions to the previously adopted ND, as the project changes 

resulted in reduced impacts and do not result in any new significant environmental effects or a 

substantial increase in the severity of previously identified significant effects. No further CEQA 

documentation is required, and consequently, no CEQA documentation was required to be made 

available for public comment. See additional discussion of the CEQA determination for the Project, 

below, in response to Appeal Issue 4.  

 

The project’s Notice of  Future Decision provided information required in accordance with SDMC 

Section 111.0301 generally including a project description; the location and size of the property; a 

statement regarding environmental review; the community planning area; City staff contact 

information; and the name of the applicant (Attachment 10). With respect to the environmental 

review, as required by SDMC Section 111.0301(b)(1)(C), the Notice of Future Decision stated “This 

project is undergoing environmental review.” Additionally, the notice included an explanation that 

the decision to approve, conditionally approve, or deny the project would be made by City staff 

without a public hearing. It also included an explanation of the process to appeal the decision. 

Further, the Notice of Future Decision clearly stated the project manager’s contact information and 

specifically says, “If you have any questions about the project after reviewing this information, you 

may contact the City Project Manager”. Requests for project information from all interested parties 

were fully addressed upon receiving any inquiries. 

 

Appeal Issue 4: 

 

“The project violates CEQA, being the City’s reliance on the prior ND. Here, the Project is not 

consistent with the prior project. The prior project, the Conger Mixed Use Project No. 294307, 

was approved for four retail units, one restaurant, and 12 condo units. The current Project 

proposes two retails units and 26 dwelling units. The Project is a new project that will pose 

different impacts than those of the prior project. The Project's environmental impacts must be 

properly analyzed and addressed.  

 

A previous subsurface study of the Project site was prepared by APEX in 2016. The investigation 

found the presence of lead in several soil samples in concentrations that could potentially be 

considered hazardous. The investigation also notes the presence of volatile organic 

compounds ("VOC"). As a result, the study recommended conditions including a soil 

management plan and pre-profiling the soil at the Project site to ensure proper handling and 

disposal. Appropriate mitigation is required to ensure any soil contaminants are appropriately 

handled.  

 

Among other things, the Project more than doubles the number of residential units previously 

approved and includes street-level parking instead of a subterranean garage proposed by the 

prior project. The Project must ensure that its parking is managed correctly to ensure its 

parking impacts on the surrounding neighborhood are properly addressed. The Project's plans 

https://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art02Division03.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art02Division03.pdf
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propose the 26 dwelling units, two commercial spaces, and the provision of 23 parking spaces 

total. Of the 23 parking spaces, 17 would be for residential parking and six would be for 

commercial parking. The October 23, 2019 cycle issues report for the Project from the City's 

Development Services Department noted an outstanding issue with the Project's parking 

provision.” 

 

Staff response 4: 

 

The Environmental Analysis Section (EAS) conducted an environmental evaluation that encompassed 

review of a Phase I Environmental Site Assessment and a Limited Phase II Subsurface Investigation, 

which included a Property Mitigation Plan. These documents identified the contaminated soils onsite 

and outlined appropriate remediation efforts for disposal and/or reuse of the soils onsite which 

must be completed by the applicant prior to issuance of building permits associated with the 

Project. Additionally, the County of San Diego Department of Environmental Health (DEH) Voluntary 

Assistance Program (VAP) reviewed the documentation and concurred with the remediation 

measures. As a condition of approval, the project is required to submit verification that the applicant 

has received a closure letter from the County of San Diego DEH (Attachment 8).  

 

The project has been reviewed in accordance with the California Environmental Quality Act (CEQA) 

Statutes and Guidelines.  More specifically, based on all available information, and in light of the 

entire record, the City has concluded pursuant to Section 15162(a) and 15164 of the State CEQA 

Guidelines that the project would not result in substantial changes which would require major 

revisions of the previous adopted ND.  This is based on the fact that no new significant 

environmental effects nor any substantial increase in the severity of previously identified significant 

effects would occur.  Further, substantial changes have not occurred which will require major 

revisions of the previous environmental document. Lastly, there is no new information of substantial 

importance which was not known and could not have been known with the exercise of reasonable 

diligence at the time the previous ND was adopted, that shows any of the circumstances described 

in CEQA Guidelines 15162(a)(3)(A) – (D).  All impacts were adequately addressed and disclosed in the 

previously adopted Negative Declaration No. 294307.  

 

Based on current parking calculations, the Project requires fewer parking spaces than the 

previously approved Conger project (Conger = 37 spaces, current project = 22 spaces). The ND 

for the previously approved Conger project relied on the traffic and transportation study 

prepared by Chen Ryan, which evaluated the traffic generation of the prior service station and 

the Conger project. The study determined that the former service station generated five 

hundred ninety-eight (598) average daily trips (ADT) and the Conger project would generate two 

hundred eighty- nine (289) ADT. Using the same methodology, it was determined that this 

project will generate a similar two hundred eighty-two (282) ADT, nearly half of the service 

station. 

 

All transportation and parking requirements and issues related to the project identified during the 

City’s review have been satisfied. The applicant has clearly labeled parking spaces accordingly on 

Sheet A1.00 (commercial = RET and for residential = RES) of the concept plans (Attachment 14). 
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Appeal Issue 5: 

“The Proposed Findings are Not Supported by the Evidence.  The proposed resolution fails to produce 

adequate findings supported by evidence. As noted above, the Project violates the General Plan, 

Community Plan, SDMC, and CEQA. The proposed findings do not provide an adequate basis to approve 

the Project.” 

City Staff response 5: 

Staff has reviewed the proposed project against technical studies and development plans. 

Documentation provided during staff’s review to assist in ensuring the project meets the required 

development codes and policies included Development Plans, Drainage Study, Storm Water Quality 

Management Plan, Geotechnical Reports, a Phase II Environmental Site Assessment report, Limited 

Phase II Subsurface Investigation, and a Climate Action Plan. Based on this information, the 

documentation provided, staff has concluded that all issues identified through the review process 

have been resolved in conformance with adopted City Council policies and regulations of the SDMC. 

Based on substantial evidence in the record, staff supports the determination that the project is 

consistent with the recommended land use plan and development standards in effect for this site 

per the SDMC, the La Jolla Community Plan and the General Plan. Therefore, all findings can be 

supported for the proposed CDP. 

Conclusion: 

Staff recommends that the Planning Commission deny the appeal and affirm the Development 

Services Department’s decision to approve Coastal Development Permit No. 2356322, as the project 

meets all applicable development regulations and policies. 

ALTERNATIVES 

1. Deny the appeal and affirm the Development Services Department’s decision to approve

Coastal Development Permit No. 2356322, with modifications.

2. Grant the appeal, reverse the Development Services Department’s decision, and Deny

Coastal Development Permit No. 2356322, if the findings required to approve the project

cannot be affirmed.

Respectfully submitted, 

____________________________________ ___________________________________ 

P.J. FitzGerald  William Zounes 

Assistant Deputy Director Development Project Manager  

Development Services Department Development Services Department 

-rnmu{~ ~~ 
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DEPARTMENT HEAD SURNAME IN CAPS/AUTHOR’S THREE INITIALS IN CAPS 

 

 

Attachments:  

 

1. Location Map  

2. Aerial Photograph  

3. Existing Land Use Designation  

4. Existing Zoning  

5. Site Photographs (Existing)  

6. Data Sheet  

7. Draft Permit Resolution with Findings  

8. Draft Permit with Conditions  

9. Project Appeal 

10. Notice of Future Decision 

11. Site Development Permit No. 1375058/Coastal Development Permit No. 1375059 

12. Community Planning Group Recommendation 

13. Ownership Disclosure Statement  

14. Project Plans  
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ATTACHMENT 6 
 

 
PROJECT DATA SHEET 

 
PROJECT NAME: Pearl Street Mixed Use 

 
PROJECT DESCRIPTION: The project proposes a Coastal Development Permit to clear the 

site of a defunct service station in order to construct a 20,606 
square-foot, two-story mixed-use development consisting of two 
retail units and 26 multi-family residential dwelling units for 
rent. 

 
COMMUNITY PLAN AREA: 

 
La Jolla 

 
DISCRETIONARY ACTIONS: Coastal Development Permit 

 
COMMUNITY PLAN LAND USE 
DESIGNATION: 

 
low-medium residential/ commercial/mixed use 

 
ZONING INFORMATION: 

 ZONE:   RM-1-1/LJPD Zone-4 

HEIGHT LIMIT:  30 feet 

LOT SIZE:  0.48-acres 

FLOOR AREA RATIO: 0.75(RM-1-1/1.3 (LJPD Zone-4) 
FRONT SETBACK: RM-1-1 = Internal lot line with the consolidation with the LJPD Zone-4/ 
   LJPD-4 = no requirement. 
SIDE SETBACK:  RM-1-1=10 percent of lot width or 8 feet, which ever is greater/LJPD Zone-4 
   = none 

STREETSIDE SETBACK:  RM-1-1=10 percent of width or 14 feet/LJPD Zone-4 = none 

REAR SETBACK:  RM-1-1 = 15 feet/LJPD = 15 feet if abut residential zone 

PARKING:   22 spaces proposed 

  
LAND USE DESIGNATION 
& ZONE 

 
EXISTING LAND USE 

 
                                   NORTH: commercial/mixed use; 

LJPD Zone-4 
Commercial businesses 

 
                                   SOUTH: Low-Medium Residential; 

RM-1-1 
Single and multi-family 
residential dwelling units 

 
                                     EAST: commercial/mixed use; 

LJPD Zone-4 
Commercial businesses 

 
                                     WEST: 

 
commercial/mixed use; 
LJPD Zone-4 

 
Commercial businesses 

 
DEVIATIONS OR VARIANCES 
REQUESTED (INCENTIVES): 

 
Private open space, removal of commercial and residential 
motorcycle parking, loading area, and personal storage area 

 
COMMUNITY PLANNING 
GROUP RECOMMENDATION: 

On December 7, 2019 the La Jolla Community Planning 
Association voted 10-3-1 to recommend approval of the project. 
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PLANNING COMMISSION 
 RESOLUTION NO.  __________  

COASTAL DEVELOPMENT PERMIT NO. 2356322  
PEARL STREET MIXED USE PROJECT NO. 638970 

 
 
 
 

WHEREAS, MODNLIVING PEARL, LLC, Owner/Permittee, filed an application with the City of 

San Diego for a permit to demolish and remove an existing service station, construct a mixed use 

project with ground floor commercial units and 26 for-rent residential units with on-grade parking, 

landscaping and minor improvements in the public right-of-way (as described in and by reference to 

the approved Exhibits "A" and corresponding conditions of approval for the associated Permit No. 

2356322), on portions of a 0.48-acre site; 

WHEREAS, the project site is located at 801 Pearl Street in the La Jolla Planned District in 

Zone 4 and the RM-1-1 (Residential—Multiple Unit) Zone in the La Jolla Community Plan; 

WHEREAS, the project site is legally described as Lots 1 through 6, Block 6, La Jolla Park, 

according to Map thereof No. 352, filed March 22, 1887; 

 WHEREAS, on February 25, 2020 the City of San Diego, as Lead Agency, through the 

Development Services Department, made and issued an Environmental Determination that the 

current project was reviewed by the Environmental Analysis Section and it was determined that in 

accordance with California Environmental Quality Act (CEQA) Guidelines Section 15162(a): 

(1) No substantial changes are proposed in the project which would require major 

revisions of Negative Declaration No. 294307 certified by the Planning Commission 

on August 11, 2016 due to the involvement of new significant environmental effects 

or a substantial increase in the severity of previously identified significant effects;   

(2) No substantial changes have occurred with respect to the circumstances under 

which the project will be undertaken which would have required major revisions to 
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the previous Negative Declaration due to the involvement of new significant 

environmental effects or a substantial increase in the severity of previously identified 

significant effects; and 

(3) There is no new information of substantial importance which was not known and 

could not have been known with the exercise of reasonable diligence at the time the 

previous Negative Declaration was adopted, that shows any of the circumstances 

described in CEQA Guidelines 15162(a)(3) (A) - (D). 

WHEREAS, on February 25, 2020, the Development Services Department of the City of San 

Diego approved Coastal Development Permit No. 2356322 pursuant to the Land Development Code 

of the City of San Diego. An appeal of the Development Services Department’s decision to approve 

Coastal Development Permit No. 2356322 was filed on March 9, 2020;  

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

following findings with respect to Coastal Development Permit No. 2356322: 

 
A. COASTAL DEVELOPMENT PERMIT [SDMC Section 126.0708] 

1. Findings for all Coastal Development Permits: 

a. The proposed coastal development will not encroach upon any existing 
physical accessway that is legally used by the public or any proposed public 
accessway identified in a Local Coastal Program land use plan; and the 
proposed coastal development will enhance and protect public views to and 
along the ocean and other scenic coastal areas as specified in the Local Coastal 
Program land use plan. 
 
The project proposes a Coastal Development Permit to clear the site of a demolished 
service station in order to construct a 20,606 square-foot, two-story mixed-use 
building consisting of two retail units and 26 residential rental units with an on-grade 
garage. The project will include two affordable housing units, located at 801 Pearl 
Street. The 0.48-acre site is in Zone 4 of the La Jolla Planed District, the RM-1-1 zone 
and the Coastal Overlay (non-appealable) within the La Jolla Community Plan Area.  
 
The proposed development is contained within the existing legal lot area, on private 
property, and  will not encroach upon any existing physical access way that is legally 
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used by the public or any proposed public access way identified in the Local Coastal 
Program Land Use Plan. There are no public access ways proposed for the project.  
The proposed development conforms to the height and setback regulations of the 
San Diego Municipal Code and the La Jolla Community Plan. The development does 
not impact any public views to or along the ocean and other scenic coastal areas as 
specified in the Local Costal Program Land Use Plan. 
 
 

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

 
The project proposes a Coastal Development Permit to clear the site of a demolished 
service station in order to construct a 20,606 square-foot, two-story mixed-use 
building consisting of two retail units and 26 residential rental units with an on-grade 
garage. The project will include two affordable housing units, located at 801 Pearl 
Street. The 0.48-acre site is in Zone 4 of La Jolla Planed District, the RM-1-1 zone and 
the Coastal Overlay (non-appealable) within the La Jolla Community Plan Area.  
The site has been previously developed and is neither located on or near any 
sensitive biologic resources or environmentally sensitive lands, thus it does not 
contribute to any alteration or disturbance of these natural lands forms. Therefore, 
the proposed coastal development will not adversely affect environmentally sensitive 
lands. 

 
c. 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 to clear the site of a demolished 
service station in order to construct a 20,606 square-foot, two-story mixed-use 
building consisting of two retail units and 26 residential rental units with an on-grade 
garage. The project will include two affordable housing units, located at 801 Pearl 
Street. The 0.48-acre site is in Zone 4 of La Jolla Planed District, the RM-1-1 zone and 
the Coastal Overlay (non-appealable) within the La Jolla Community Plan Area.  

 
The La Jolla Community Plan has two land use designations for the site; the northern 
portion of the site is designated for commercial/mixed use at a density range of 29 
dwelling units per acre and the southern portion is designated low-medium 
residential at a density range of nine to 15 dwelling units per acre. The northern 
portion of the site is 13,996 square feet in Zone 4 of the La Jolla Planned District and 
the southern portion is 6,995 square feet in the RM-1-1 zone. The northern portion 
can accommodate 9.32 units, which when rounded up equates to 10 units and the 
southern portion can accommodate 2.40 units, which when rounded up equates to 
three units for an overall total of 13 units. The project is proposing 15 percent of the 
units as affordable reserved to very-low income households with rents at 30 of 50 
percent of Area Median Income for a period of 55 years, qualifying the development 
for a 100 percent density bonus, thus allowing 26 units in accordance with SDMC 
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section 143.0720. The Project is consistent with the land use designations set forth in 
the La Jolla Community Plan.   

The Housing Element of the General Plan serves as a policy guide to address the 
comprehensive housing needs of the City of San Diego.  Goal No. 4 of the Housing 
Element is to “provide affordable housing opportunities consistent with a land use 
pattern which promotes infill development and socioeconomic equity; and facility 
compliance with all applicable federal, state, and local laws and regulations”. Policy 
direction specific to density bonus is to: 1) Encourage and promote the use of 
available Housing Density Bonus Programs. Future consideration should be given to 
expanding density bonus incentives and provisions; and 2) Enforce all Federal, State, 
and local ordinances or regulations pertaining to land use incentives which promote 
affordable housing opportunities for low- and moderate-income homebuyers, such 
as inclusionary housing and density bonus.  The proposed project incorporates the 
General Plan Housing Element by processing a project proposing affordable housing 
and applying the density bonus regulation of SDMC Section 143.0720. 
 
The Residential Element of the La Jolla Community Plan sets forth a series of goals, 
policies and recommendations for residential development. The relevant goals, as 
stated on page 67, include: “Introduce opportunities for the production of more 
affordable housing within La Jolla to meet the housing needs of all income levels” 
and “Maintain 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.” The proposed Project meets these goals 
by providing a higher density, smaller unit product within the La Jolla downtown 
village area. The project is proposing that15 percent of the pre-density bonus units 
be affordable and reserved to very-low income households with rents set at 30 
percent of 50 percent of Area Median Income for a period of 55 years.   
 
The Community Plan goals for commercial development recommend  recommends: 
1) “The City should provide opportunities to develop affordable housing in order to 
meet a variety of housing needs within La Jolla's neighborhood mixed-use districts, 
by allowing a residential density bonus 25 percent above and beyond that allowed by 
the base zone”; 2) “The City should promote mixed-use development in all 
commercial areas of the community”; and 3) “The City should seek to promote the 
pedestrian orientation of the office-commercial areas of downtown La Jolla.”  As 
noted above, the project proposes a mixed-use development with affordable 
housing. A non-contiguous sidewalk with flowering street trees line both Eads 
Avenue and Pearl Street to keep pedestrians set back from the street. A commercial 
patio that will serve the retail establishments will be located at the corner of Pearl 
Street and Eads Avenue to further promote the pedestrian experience. 

 
The Community Plan Transportation Element, recommends that surface parking be 
located to the rear and that ingress and egress be provided from the alley. Because 
of the given volume of traffic on Pearl Street and the relatively short blocks between 
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the traffic lights, access from Eads Avenue is being provided where the traffic signal 
can control commercial and residential traffic.  

 
The Community Plan’s Appendix E on Streetscape Guidelines, recommends 
Jacaranda trees along Pearl Street as they are also the major prevailing street tree 
and Magnolia trees on Eads Avenue. The project includes Jacaranda trees on Pearl 
Street and Eads Avenue, both with a non-contiguous sidewalk. The proposed project 
was reviewed for compliance with the RM-1-1 zone and the La Jolla Planned District 
Zone 4 development requirements. The project is entitled to the concessions or 
incentives, in the form of deviations to the development regulations, unless the City 
makes a written finding of denial based on substantial evidence pursuant to SDMC 
Section 143.0740(c)(1) and Government Code Section 65915(d)(1).  The applicant is 
requesting five (5) affordable housing incentives. The project will include deviations 
to private open space, removal of commercial and residential motorcycle parking, 
loading area, and personal storage area. Aside from the proposed incentives, the 
project fully complies with the RM-1-1 zone and the La Jolla Planned District Zone 4 
development requirements including the Coastal Height Limit Overlay Zone 
requirement of 30 feet. Therefore, the proposed coastal development is in 
conformity with the certified Local Coastal Program land use plan and complies with 
all regulations of the certified Implementation Program. 

 
d. 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 site is not located between the first public road and sea or the shoreline. 
It is located approximately a half mile east of the Pacific Ocean.  Therefore, the 
proposed development is not subject to compliance with the public access and 
recreation policies of Chapter 3 of the California Coastal Act. 

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

incorporated herein by this reference. 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the 

Development Services Department, Coastal Development Permit No. 2356322 is hereby GRANTED 

by the Development Services Department to the referenced Owner/Permittee, in the form, exhibits, 

terms and conditions as set forth in Permit No. 2356322 a copy of which is attached hereto and 

made a part hereof. 
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William Zounes 
Development Project Manager  
Development Services 
    
Adopted on:  May 7, 2020 
 
IO#: 24008286 
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RECORDING REQUESTED BY 

CITY OF SAN DIEGO 
DEVELOPMENT SERVICES  

PERMIT INTAKE, MAIL STATION 
501 

 
WHEN RECORDED MAIL TO 

PROJECT MANAGEMENT 
PERMIT CLERK 

MAIL STATION 501 
 

 
 
 
 
 
 
 
 
 
 

INTERNAL ORDER NUMBER: 24008286 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

COASTAL DEVELOPMENT PERMIT NO. 2356322 
PEARL STREET MIXED USE PROJECT NO. 638970 

PLANNING COMMISSION 
 

This Coastal Development Permit No. 2356322 is granted by the Planning Commission of the City of 
San Diego to MODNLiving PEARL, LLC, Owner/Permittee, pursuant to San Diego Municipal Code 
[SDMC] section 126.0702. The 0.48-acre site is located at 801 Pearl Street in Zone 4 of the La Jolla 
Planned District  and the RM-1-1 (Residential—Multiple Unit) Zone in the La Jolla Community Plan. 
The project site is legally described as Lots 1 through 6, Block 6, La Jolla Park, according to Map 
Thereof No. 352, filed March 22, 1887. 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to demolish and remove an existing service station, construct a mixed use project 
with ground floor commercial space and 26 for-rent residential units with on-grade parking, 
landscaping and minor improvements in the public right-of-way described and identified by size, 
dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated May 7, 2020, on 
file in the Development Services Department. 

 
The project shall include: 
 

a. Demolish and remove an existing service station, construct a 20,606 square-foot, two-story 
mixed-use development consisting of ground floor commercial space and 24 market rate 
residential rental units and two affordable rental units reserved for very-low income 
households with rents at 30 percent of 50 percent of Area Median Income for a period of 
55 years, for a total of 26 residential units; 

 
b. Development Incentives for Affordable Housing Density Bonus as follows: 
 

1. In accordance San Diego Municipal Code 159.0309(d), a reduction in the required 
private open space of 150 square feet, where the required open space for each unit 
will not be below 14 percent of the required area; 

 
2. Removal of commercial motorcycle parking requirement per SDMC Section 

142.0530(g); 
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3. Reduction in the required loading area of 600 square feet per SDMC Section 

159.0409 where the loading area will not be less than 378 square feet;  
 

4. In accordance San Diego Municipal Code 159.0309, a reduction in the required 
personal storage of 240 cubic feet to not go below 50 percent of the required area; 

 
5. Removal of residential motorcycle parking requirement per SDMC Section 

142.0525(a) Table 142-05C; 
 

c. Landscaping (planting, irrigation and landscape related improvements);  
 

d. Off-street parking; and 
 

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

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36-month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by May 7, 2020 
 
2. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 
 

a. The Owner/Permittee signs and returns the Permit to the Development Services 
Department; and 

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

 
3. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
 
4. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 
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5. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
6. Issuance of this Permit by the City of San Diego does not authorize the 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.). 
 
7. The Owner/Permittee shall secure all necessary building permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  
 
8. Construction plans shall be in substantial conformity to Exhibit “A.”  Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted.  
 
9. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit.  The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit.  
 
If 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 invalid, unenforceable, or unreasonable, this 
Permit shall be void.  However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s).  Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 
 
10.  The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision.  The City will 
promptly notify 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. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
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Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  
 
CLIMATE ACTION PLAN REQUIREMENTS: 
 
11. Owner/Permittee shall comply with the Climate Action Plan (CAP) Consistency Checklist 
stamped as Exhibit "A." Prior to issuance of any construction permit, all CAP strategies shall be noted 
within the first three (3) sheets of the construction plans under the heading “Climate Action Plan 
Requirements” and shall be enforced and implemented to the satisfaction of the Development 
Services Department. 
 
ENVIRONMENTAL REQUIREMENTS: 
 
12. Prior to the issuance of building permits, the Owner/Permittee shall provide written closure 
letter from the County Department of Environmental Health that the work described within the 
Community Health and Safety Plan has been adequately completed for the site. 
 
AFFORDABLE HOUSING REQUIREMENTS: 
 
13. Prior to issuance of any building permit associated with this Project the Owner/Permittee 
shall demonstrate compliance with the provisions of the Affordable Housing Density Bonus 
Regulations of Chapter 14, Article 3, Division 7 of the San Diego Municipal Code. The 
Owner/Permittee shall enter into a written Agreement with the San Diego Housing Commission 
which shall be drafted and approved by the San Diego Housing Commission, executed by the 
Owner/Permitee, and secured by a deed of trust which incorporates applicable affordability 
conditions consistent with the San Diego Municipal Code. The Agreement will specify that in 
exchange for the City’s approval of the Project, which contains a 100 percent density bonus (13 units 
in addition to what is permitted by the underlying zoning regulations), alone or in conjunction with 
any incentives or concessions granted as part of Project approval, the Owner/Permittee shall 
provide 15 percent of pre-density bonus dwelling units (2 units) with rents of no more than 30% of 
50% of AMI for no fewer than 55 years. 
 
14. The Agreement referenced in the preceding paragraph will satisfy the requirements of San 
Diego Municipal Code section 143.1303(g) and therefore, exempt the Project from the Inclusionary 
Affordable Housing Regulations in Chapter 14, Article 2, Division 13 of the San Diego Municipal Code. 
 
ENGINEERING REQUIREMENTS: 
 
15. Prior to the issuance of any building permits, the Owner/Permittee shall provide an additional 
0.17 feet pedestrian easement, along the entire project frontage on Pearl Street, satisfactory to the 
City Engineer. 

 
16. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement for the curb outlet, sidewalk underdrains, 
landscape, and irrigations located within the City's right-of-way, satisfactory to the City Engineer. 
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17. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and 
bond the closure of all non-utilized driveways, on Eads Avenue and Pearl Street, with City standard 
curb, gutter and sidewalk, satisfactory to the City Engineer. 

 
18. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond the installation of a new 24-foot wide City standard driveway along Eads Avenue, satisfactory 
to the City Engineer. 

 
19. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond the installation of a new standard concrete alley, adjacent to the site, satisfactory to the City 
Engineer. 

 
20. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond the reconstruction of an alley apron, per current City Standard, satisfactory to the City 
Engineer. 

 
21. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond the installation of a new standard curb, along the property frontage on Eads Avenue and new 
curb gutter, and sidewalk along the property frontage on Pearl Street, satisfactory to the City 
Engineer. 

 
22. Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a 
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City 
Engineer. 

 
23. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any 
construction Best Management Practices necessary to comply with Chapter 14, Article 2, Division 1 
(Grading Regulations) of the SDMC, into the construction plans or specifications. 

 
24. Prior to the issuance of a building permit, the applicant shall submit a Technical Report that 
will be subject to final review and approval by the City Engineer, based on the Storm Water 
Standards in effect at the time of the construction permit issuance. 

 
25. 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 guidelines in Part 
2 Construction BMP Standards Chapter 4 of the City's Storm Water Standards. 
 
LANDSCAPE REQUIREMENTS: 
 
26. Prior to issuance of any building permit, the Owner/Permittee shall submit complete 
construction documents for the revegetation and hydro-seeding of all disturbed land in accordance 
with the City of San Diego Landscape Standards, Storm Water Design Manual, and to the satisfaction 
of the Development Services Department. All plans shall be in substantial conformance to this 
permit (including Environmental conditions) and Exhibit "A," on file in the Development Services 
Department. 
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27. Prior to issuance of any public improvement permit, the Owner/Permittee shall submit 
complete landscape construction documents for right-of-way improvements to the Development 
Services Department for approval. Improvement plans shall show, label, and dimension a 40-square-
foot area around each tree which is unencumbered by utilities. Driveways, utilities, drains, water and 
sewer laterals shall be designed so as not to prohibit the placement of street trees. 

 
28. Prior to issuance of any building permit (including shell), the Owner/Permittee shall submit 
complete landscape and irrigation construction documents, which are 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 Development Services Department. Construction plans shall provide a 40-square-foot area 
around each tree that is unencumbered by hardscape and utilities unless otherwise approved per 
§142.0403(b)5. 

 
29. In the event that a foundation-only permit is requested by the Owner/Permittee, a site plan or 
staking layout plan, shall be submitted to the Development Services Department identifying all 
landscape areas consistent with Exhibit "A," Landscape Development Plan, on file in the 
Development Services Department. These landscape areas shall be clearly identified with a distinct 
symbol, noted with dimensions, and labeled as 'landscaping area.' 

 
30. The Owner/Permittee shall be responsible for the maintenance of all landscape improvements 
shown on the approved plans, including in the right-of-way, unless long-term maintenance of said 
landscaping will be the responsibility of another entity approved by the Development Services 
Department. All required landscape shall be maintained consistent with the Landscape Standards in 
a disease, weed, and litter free condition at all times. Severe pruning or "topping" of trees is not 
permitted. 

 
31. If any required landscape (including existing or new plantings, hardscape, landscape features, 
etc.) indicated on the approved construction documents is damaged or removed, the 
Owner/Permittee shall repair and/or replace in kind and equivalent size per the approved 
documents to the satisfaction of the Development Services Department within 30 days of damage or 
Certificate of Occupancy. 
 
PLANNING/DESIGN REQUIREMENTS: 
 
32. A topographical survey conforming to the provisions of the SDMC may be required if it is 
determined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Permit or a regulation of the underlying zone.  The cost of any 
such survey shall be borne by the Owner/Permittee. 

 
33. All signs associated with this development shall be consistent with sign criteria established by 
either the approved Exhibit “A” or City-wide sign regulations. 
 
34. All private outdoor lighting shall be shaded and adjusted to fall on the same premises where 
such lights are located and in accordance with the applicable regulations in the SDMC. 
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TRANSPORTATION REQUIREMENTS  
 
35. The automobile and bicycle parking spaces must be constructed in accordance with the 
requirements of the SDMC. All on-site parking stalls and aisle widths shall be in compliance with 
requirements of the City's Land Development Code and shall not be converted and/or utilized for 
any other purpose, unless otherwise authorized in writing authorized by the appropriate City 
decision maker in accordance with the SDMC. 

 
36. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and 
bond the construction of City standard new standard curb, along the property frontage on Eads 
Avenue and new curb gutter, and sidewalk along the property frontage on Pearl Street, satisfactory 
to the City Engineer. 
 
PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:   
 
37. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, the design and construction of new water and sewer service(s) outside of any driveway or 
drive aisle and the abandonment of any existing unused water and sewer services within the public 
right-of-way adjacent to the project site, in a manner satisfactory to the Public Utilities Director and 
the City Engineer. 

 
38. Prior to the issuance of any building permits, the Owner/Permittee shall apply for a plumbing 
permit for the installation of appropriate private back flow prevention devices (BFPD), on each water 
service (domestic, fire and irrigation), in a manner satisfactory to the Public Utilities Director and the 
City Engineer. BFPDs shall be located above ground on private property, in line with the service and 
immediately adjacent to the right-of-way. 

 
39. All proposed private water and sewer facilities located within a single lot are to be designed to 
meet the requirements of the California Plumbing Code and will be reviewed as part of the building 
permit plan check. 

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

 
41. Prior to Final Inspection, all public water and sewer facilities shall be complete and operational 
in a manner satisfactory to the Public Utilities Director and the City Engineer. 

 
42. The Owner/Permittee shall design and construct all proposed public water and sewer facilities, 
in accordance with established criteria in the current edition of the City of San Diego Water and 
Sewer Facility Design Guidelines and City regulations, standards and practices. 

 
 
INFORMATION ONLY: 
 

• The issuance of this discretionary permit alone does not allow the immediate commencement 
or continued operation of the proposed use on site. Any operation allowed by this 
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discretionary permit may only begin or recommence after all 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, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 66020. 

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

 
APPROVED by the Planning Commission of the City of San Diego on May 7, 2020. 
  

-
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Coastal Development Permit No.: 2356322 
Date of Approval: May 7, 2020 

 
 
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. 
 
 
The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 
 
 
 
 
       MODNLiving Pearl, LLC, 
       Owner/Permittee 
 
 
       By _________________________________ 
           David Bourne 
 
 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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(.0 

so) City of San Diego 
Development S-ervices 
1222 First Ave .• MS-302 
San Diego. CA 92101 

Development Permit/ 
Environmental Determination 

Appeal Application 

FORM 

DS-3031 

November 2017 

ln order to assure your appeal application Is successfully accepted and processed, you must read and understand 
Information Bulletin sos. "Development Permits/Environmental Determination Appeal Procedure." 

1. Type of Appeal: Appeal of the Project 
□ Appeal of the Environmental Determination 

0::: 2. Appellant: Please check one Officially recognized Planning Committee "Interested Person· 
(Per M.c. sec. U3.0l031 

ame: -ma,: 

Doug and Karen Moranville, c/o Delano & Delano tyl er@dela noa nddelano .com 
Address: 1ty: tate: Ip e: e ep one: 

760-741-1200 104 W. Grand Ave., Suite A Escondido CA 92025 
. ro ect ame: 

. ro ect n ormat on 
PermiUEnvironmental Determination & Permit/Document No.: Date of Decision/Determination City Project Manager: 

Project Number 638970 February 25. 2020 William Zounes 

ec1s on escn e t e perm approva ec1s1on : 

The Development Services Department approved the application for the Pearl Street Mixed Use Project No. 638970, including Coastal 
Development Permit No. 2356322, to clear the Project site at 801 Pearl Street in La Jolla of a demolished service station, and to construct a 
20,606 square-foot. two-story mixed-use building. The Project's environmental review relied on the Mitigated Negative Declaration for a 
previous project, Project No. 294370. 

~ Factual Error 
~ Conflict with other matters 

~ New Information 
0 City-wide Sign ificance (Process Four decisions only) 

~ Findings Not Supported 

Description of Grounds for Appeal (Please relate your description to the allowable reasons for appeal as more fully described in 
Chapter 11 Article 2 DNis,on s of the San Die:a Muniaaal Cade. Attach additional sheets if necessary.) 

The grounds for appeal are included in Attachment I. 

This appeal is based upon the infonnation contained in Attachment I, the letter dated March 9, 2020 from DeLano 
& DeLano (enclosed), this completed Appeal Application fom1, staff reports on the Project, and such other 
materials as appellants may bring to the attention of the City before and during its consideration of this appeal. 

Signature: 

RECEIVED 
MARO 9 

DEVELOPMENT SERVICES 

enalty of perjury that the foregoing, including all names and addresses, is true and correct. 

Date: March 9. 2020 

Note: Foxed appeals are not accepted. 

Pnnte on recycle paper. Visit our we site at - . 
Upon request, this Information is available in alternative formats or persons with disab1ht1es 

DS-3032 (11-17) 
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DELANO & DELANO 

Personal Service 

Planning Commission 
City of San Diego 
1222 First Ave, Fifth Floor 
San Diego, CA 92101 

March 9, 2020 

Re: Appeal of Pearl Street Mixed Use Project N o. 638970 and Coastal Development 
Permit 

Honorable Members of the Planning Commission: 

This letter is submitted on behalf of Doug and Karen Moranville in connection 
with the appeal challenging the February 25, 2020 approval of the Pearl Street Mixed Use 
Project No. 638970 ("Project") and related Coastal Development Permit ("CDP") No. 
2356322 at 801 Pearl Street in La Jolla, California. The Moranvilles reside in a single
story, single-fami ly home immediately adjacent to the Project site. This appeal 
challenges tbe approval oftbe Project and CDP because of factual error, conflict with 
other matters, findings not supported, and new information. 

I. The Project Violates the General Plan and Community Plan 

The approval of the Project and CDP as proposed must be overturned. Among 
other things the findings inaccurately claim that the Project and CDP are consistent with 
the Local Coastal Program land use plan and comply with applicable regulations. 

"The propriety of virtually any local decision affecting land use and development 
depends upon consistency with the applicable general plan and its elements." Orange 
Citizensfor Parks and Recreation v. Sup. Ct. (2016) 2 Cal.5th 141, 153 (citation 
omitted). If a Project " will frustrate the General Plan' s goals and policies, it is 
inconsistent witb the County's General Plan unless it also includes definite affirmative 
commitments to mitigate the adverse effect or effects." Napa Citizens.for Honest 
Government v. Napa County Board of Supervisors (2001) 91 Cal.App.4th 342, 379. 
" [G]eneral consistencies with plan policies cannot overcome ' specific, mandatory and 
fundamental inconsistences' with plan policies." Clover Valley Foundation v. City of 
Rocklin (201 1) 197 Cal.App.4th 200,239. 

Community plans are "essential and integral component[s] of the City's General 
Plan with clear implementation recommendations and links to General Plan goals and 
policies." General Plan, at LU-24 (Policy LU-C. l .) The La Jolla Community Plan and 

Offic~: (760) 741 -1200 

\vww.dclanoanddelano .com 

104 W. Grand A\'cnuc, Suite A • Escondido. CA 92025 
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Local Coastal Program ("Community Plan") further explains that the Community Plan is 
a component of the City's General Plan and provides specific recommendations for La 
JoUa that build upon the General Plan' s policies. Community Plan at 117. 

The resolution approving the Project and CDP incorrectly claims the proposed 
development conforms with the Community Plan. The Project is inconsistent with 
General Plan and Community Plan including, among other things, provisions governing 
commercial and residential development that seek to protect community character and 
promote harmonious development with the existing area. The Community Plan provides 
a general community goal to: "Maintain La Jolla as a primarily residential and 
recreational oriented community by protecting its residential areas and historic resources, 
maintaining its public recreational areas, and enhancing its commercial districts." 
Community Plan at 5. Consistent with this general goal, the Community Plan's 
Residential Land Use Element ("RLUE") makes it a goal to: "Maintain 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." 
Community Plan at 66. 

To accomplish these goals, RLUE Policy 2.a. states: 

In order to promote development compatible with the existing residential 
scale: 

The City should apply the development recommendations that are 
contained in this plan to all properties in La Jolla in order avoid extreme 
and intrusive changes to the residential scale of La Jolla's neighborhoods 
and to promote good design and harmony within the visual relationships 
and transitions between new and older structures. 

Community Plan at 70. The RLUE offers specific recommendations to guide community 
character for residential land uses, including the following: 

• RLUE Recommendation 2.a.1) that makes it a policy for new development to 
preserve the bulk and scale of neighboring structures as viewed from the public 
1ight-of-way; 

• RLUE Recommendation 2.b. that provides for the implementation of various yard 
setbacks to avoid a wall effect along the street fa9ade; and 

• RLUE Recommendation 2.c. that states: "In order to promote transitions in scale 
between new and older structures, create visual relief through the use of diagonal 
or off-setting planes, building articulation, roofline treatment and variations 
within front yard setback requirements." 
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Community Plan at 76. The Project is a mixed-use project that includes commercial uses. 
Thus; the recommendations of the Community Plan' s Commercial Land Use Element 
("CLUE") also apply. CLUE Recommendation 2.a. provides: 

A void abrupt transitions in scale between commercial buildings and 
adjacent residential areas. Utilize transitions in bulk and scale to create 
visual interest and create a sense of enclosure for pedestrians; gradual 
transitions in scale between commercial and residential uses are preferred. 
Design larger structures in a manner that reduces actual or apparent bulk 
with the use of building articulation. Provide landscaping to add texture to 
blank walls, soften edges and provide a sense of pedestrian scale. 

Community Plan at 86. The Project is inconsistent with these goals, policies, and 
recommendations of the Community Plan. 

Specifically, the Project proposes to construct an approximately 29-foot tall 
mixed-use building adjacent to an existing, single-story residential use. See Attachment 
2 and Attachment 3 (photographs depicting Project site and adjacent single family, 
single-story residential building). As proposed, the Project would be inconsistent with 
Community Plan provisions above concerning bulk and scale, transitions in scale 
between new and older structures, and gradual transition for commercial buildings 
adjacent to residential areas. 

The Project could be greatly improved to meet the provisions of the Community 
Plan by the inclusion of building articulation and gradual transitions for the Project 
fa9ade along the adjacent single-story residences. Such revisions to the Project could 
utilize other portions of the Project site rather than concentrating 12 residential units 
adjacent to the existing residences. Accordingly, the Project fails to meet specific 
provisions of the Community Plan and the required findings cannot be made. The Project 
should be denied as proposed. 

II. The Project Violates Applicable Regulations 

The Project violates several provisions of the San Diego Municipal Code 
("SDMC''), including provisions concerning, among other things, coastal development 
permit findings, density bonuses, and the La Jolla Planned District. The approvals of the 
Project and CDP claim the project complies with the applicable regulations including, 
among other things, SDMC Section 143.0720. The Project, however, violates several 
specific SDMC requirements. 

A. The Project Violates SDMC Coastal Development Permit Requirements 

The Project fails to satisfy the findings for a CDP required by SDMC Section 
126.0708. Among other things, under Section 126.0708(a)(3) the Project must conform 
with the ce1tified local coastal program land use plan and comply with all regulations of 
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the certified implementation program. As discussed above, the Project violates the 
relevant local coastal program land use plan, the La Jolla Community Plan and Local 
Coastal Program. The Project also violates applicable regulations of the implementation 
program, including SDMC provisions regarding development in the La Jolla Planned 
District discussed below. 

B. The Project Violates SDMC Density Bonus Requirements 

The Project fails to meet the density bonus requirements of SDMC Section 
l43.0720(i)(7). The Project proposes to develop 26 dwelling units utilizing a 100% 
density bonus increase under SDMC Section 143.0720(i)(7). 

Among other things, SDMC Section 143.0720(i)(7) requires that a development 
seeking a l 00% density bonus: "provides an average of no more than 600 square feet per 
dwelling unit with no dwelling unit exceeding 800 square feet." (emphasis added). Plans 
for the Project claim the average area for each residential unit is 599.96 square feet 
("S.F."). However, Sheet I of the proposed plans, attached herein as Attachment 1, show 
the total area for dwelling units to be 15,845 S.F. That total area divided by the proposed 
26 residential units results in an average area of 609.42 S.F. per dwelling unit. This 
exceeds the maximum allowable average of 600 S.F. per dwelling unit; thus, the Project 
in inconsistent with Section l43.0720(i)(7). 

Additionally, SDMC Section 143 .0720(i)(7) further states: "a density bonus of up 
to I 00 percent of the pre-density bonus dwelling units shall be granted, provided that 
development of the additional density does not cause the need for an incentive, waiver, or 
deviation to exceed the maximum structure height or setbacks of the base zone." A 
review of the Project's East Elevation illustrated on Sheet 14 of the proposed plans, 
attached herein as Attachment 2, shows a portion of the Project exceeding the height 
restrictions along Pearl Street in violation of Section I 43.0720(i)(7). 

Accordingly, the Project does not meet the requirements of SDMC Section 
I 43.0720(i)(7) and should not be granted the requested density bonus. 

C. The Project Violates SDMC Requirements for the La Jolla Planned 
District 

The Project violates development regulations for the La Jolla Planned District 
("LJPD"). Among other things, the Project violates provisions for street fa9ade 
envelopes within LJPD. SDMC Section 159.0307(e) prohibits any building or structure 
from extending beyond the fa9ade envelope described therein. According to Sheet 14 of 
the Project's plans, the proposed building extends beyond the street fa9ade envelope 
along Pearl Street. See Attachment 2. There is no evidence that the Project would satisfy 
any of the three exceptions provided by SDMC Section 159.0307(e). 
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UL The City Failed to Provide Adequate Notice and Information 

The City failed to provide adequate information about the Project and CDP 
depriving the public of adequate notice and opportunity for public input regarding the 
Project and CD P's potential environmental impacts. The California Environmental 
Quality Act ("CEQA") is premised in part on "a belief that citizens can make important 
contributions to environmental protection and .. . notions of democratic decision-
making ... " Concerned Citizens of Costa Mesa v. 32nd Agricultural Assoc. (1986) 42 Cal. 
3d 929, 936. "Its purpose is to inform the public and its responsible officials of the 
environmental consequences of their decisions before they are made .. . To this end, 
public paiticipation is an 'essential part of the CEQA process."' Protect Niles v. City of 
Fremont (2018) 25 Cal.App.5th I 129, 1138 (quoting CEQA Guidelines§ 15201). 

Additionally, Government Code Section 65033 "express[ es] a clear legislative 
intent that planning agencies ensure [public] participation in the planning process," as 
well as ensures that public participation not "be restricted in any way." Concerned 
Citizens ofMurphys v. Jackson (1977) 72 Cal.App.3d 1021 , 1025. The local agency 
should keep the public apprised of the planning process through "means available to 
them, and D at such hearings and other public forums, the public be afforded the 
opportunity to respond to clearly defined alternative objectives, policies. and actions." 
Environmental Defense Project of Sierra County. v. County. of Sierra (2008) 158 
Cal.App.4th 877, 891 (quoting Govt. Code Section 65033). 

The City failed to provide sufficient information to ensure public participation 
was adequately informed during review of the Project and CDP. Among other things, the 
City failed to make available the environmental documents used to review the Project's 
impacts during the public comment period hindering public participation. See CEQA 
Guidelines §15201. The City's October 22, 2019 Notice of Future Decision for Project 
No. 638970 simply stated "This project is undergoing environmental review." The notice 
failed to inform the public that the environmental review would be conducted using the 
Negative Declaration ("ND") for the previously approved CDP under Project No. 
294370, a fact only revealed after the current Project and CDP had been approved. This 
failure to provide adequate notice and information precluded informed public 
participation and violated CEQA. 

rv. The Project Violates CEOA 

The City's reliance upon the prior ND is insufficient. "If the subsequent project 
is not consistent with the program or plan, it is treated as a new project and must be 
fully analyzed in a project - or another tiered EIR if it may have a significant effect on 
the environment." Friends of the College of San Mateo Gardens v. San Mateo County 
Community College Dist. (2016) 1 Cal.5th 937, 960 (quoting Friends of Mammoth v. 
Town ofMammoth Lakes Redevelopment Agency (2000) 82 Cal.App.4th 511,528 -
29). Here, the Project is not consistent with the prior project. The prior project, the 
Conger Mixed Use Project No. 294307, was approved for four retail units, one 
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restaurant, and 12 condo units. The current Project proposes two retails units and 26 
dwelling units. The Project is a new project that will pose different impacts than those 
of the prior project. The Project's environmental impacts must be properly analyzed 
and addressed. 

"Courts have acknowledged that an increase in the size of a development project 
can be a substantial change triggering subsequent environmental review." American 
Canyon Community United for Responsible Growth v. City of American Canyon (2006) 
145 Cal.App.4th 1062, 1077 (citation omitted). See Center for Sierra Nevada 
Conservation v. County of El Dorado (2012) 202 Cal.App.4th 1156, 1185 (agency "may 
not shield all subsequent projects affecting the environment on the basis of its prior 
recognition that development and increased population will have an adverse 
effect"). Here, as noted, there are several conditions and circumstances different from 
what was analyzed in the prior ND. 

Among other things, the Project more than doubles the number of residential units 
previously approved and includes street-level parking instead of a subterranean garage 
proposed by the prior project. The Project and CDP pose several environmental impacts 
that must be appropriately addressed. The Project poses a variety of potential 
environmental impacts. For example, a previous subsurface study of the Project site was 
prepared by APEX in 2016. The investigation found the presence of lead in several soil 
samples in concentrations that could potentially be considered hazardous. The 
investigation also notes the presence of volatile organic compounds ("VOC"). As a 
result, the study recommended conditions including a soil management plan and pre
profiling the soil at the Project site to ensure proper handling and disposal. Appropriate 
mitigation is required to ensure any soil contaminants are approp1iately handled. 

In addition, the Project must ensure that its parking is managed correctly to ensure 
its parking impacts on the surrounding neighborhood are properly addressed. The 
Project' s plans propose the 26 dwelling units, two commercial spaces, and the provision 
of 23 parking spaces total. Of the 23 parking spaces, 17 would be for residential parking 
and six would be for commercial parking. The October 23, 2019 cycle issues report for 
the Project from the City's Development Services Department noted an outstanding issue 
with the Project's parking provision. 

The cycle issues questioned how the Project intended to distinguish between 
commercial and residential parking spaces. October 23, 2019 Cycle Issues Report for 
Project No. 638970, p. 9. Due to the location of the Project along a transit route and the 
reduced number of parking spaces required, correctly managing the commercial and 
residential parking spaces will be critical to ensuring the Project's parking impacts for the 
surrounding neighborhood are adequately addressed. Indeed, the Project's impacts 
related to transportation and circulation are different than those of the prior project. 
Where the prior project included a subtenanean garage, the Project will include street
level parking for a more intensive development. 
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Accordingly, before the Project and CDP can be approved the proposed 
development's environmental impacts must be appropriately reviewed and open to public 
participation as required by CEQA. 

V. The Propose.cl Findings are Not Supported by the Evidence 

The proposed resolution and findings are inadequate. "[R]egardless of whether 
the local ordinance commands that the O board set forth findings, that body must render 
findings sufficient both to enable the parties to determine whether and on what basis they 
should seek review and, in the event of review, to apprise a reviewing court of the basis 
for the board's action." Topanga Assn. for a Scenic Community v. County of Los Angeles 
(1974) 11 Cal.3d 506,514 (footnote omitted). 

The proposed resolution fails to produce adequate findings supported by 
evidence. As noted above, the Project violates the General Plan, Community Plan, 
SDMC, and CEQA. The proposed findings do not provide an adequate basis to approve 
the Project. 

VI. Conclusion 

For the foregoing reasons, Doug and Karen Moranville urge you to reject the 
Project and CDP as proposed. Thank you for your consideration of these concerns. 

Enclosures: 
Attachment 1: Sheet 1 of Project Plans 
Attachment 2: Sheet 14 of Project Plans 

S incerely, 

~ %/7~ 
Tyfu Hee 

Attachment 3: 2 Photographs of Project site and adjacent residences 
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DATE OF NOTICE:  October 22, 2019 

NOTICE OF FUTURE DECISION 
DEVELOPMENT SERVICES DEPARTMENT 

 
As a property owner, tenant, or person who has requested notice, you should know that the Development 
Services Department Staff will make a decision to approve, conditionally approve, modify or deny an application 
for a Coastal Development Permit to clear the site of a partially demolished service station in order to construct a 
20,595 square-foot, two-story mixed use building consisting of two retail units and 26 residential rental units with 
an on grade garage. The project will include two affordable housing units, located at 801 Pearl Street. The 0.48-
acre site is in Zone 4 of La Jolla Planed District, the RM-1-1 Zone & Coastal Overlay (non-appealable) within the La 
Jolla Community Plan Area. Council District 1. This development is within the Coastal Overlay zone and the 
application was filed on September 25, 2019. 
 
 
PROJECT NO:   638970 
PROJECT NAME:  PEARL STREET MIXED USE 
PROJECT TYPE:   COASTAL DEVELOPMENT PERMIT, PROCESS TWO 
APPLICANT:   DAVID R. BOURNE 
COMMUNITY PLAN AREA:  LA JOLLA 
COUNCIL DISTRICT:  1 
CITY PROJECT MANAGER: William Zounes 
PHONE NUMBER/E-MAIL: (619) 687-5942/ wzounes@sandiego.gov 
 
 
The decision by City staff will be made without a public hearing no less than thirty (30) calendar days after the 
date of mailing the Notice of Future Decision. If you want to receive a "Notice of Decision", you must submit a 
written request to the City Project Manager listed above no later than ten (10) business days from the mailing 
date of this Notice. This project is undergoing environmental review. 
 
The decision of the Development Services Department Staff can be appealed to the Planning Commission no 
later than twelve (12) business days after the decision date. See Information Bulletin 505 “Appeal Procedure”, 
available at www.sandiego.gov/development-services or in person at the Development Services Department, 
located at 1222 First Avenue, 3rd Floor, San Diego, CA  92101. Please do not e-mail your appeal as it will not be 
accepted. 
 
The final decision by the City of San Diego is not appealable to the California Coastal Commission. 
 
Please note that Community Planning Groups provide citizens with an opportunity for involvement in advising 
the City on land use matters. Community Planning Group recommendations are integral components of the 
project review process. You may contact Tony Crisafi, Chair of the La Jolla Community Planning Group at (858) 
869-2831 or by email at tcrisafi@islandarch.com to inquire about the community planning group meeting dates, 
times, and location for community review of this project. 

THE CITY OF SAN DIEGO 

mailto:wzounes@sandiego.gov
http://www.sandiego.gov/development-services
mailto:tcrisafi@islandarch.com


 
If you have any questions about the project after reviewing this information, you may contact the City Project 
Manager listed above.  
 
This information will be made available in alternative formats upon request. 
 
Internal Order No.: 24008286 
 



 

 

 
William Zounes/ Project No. 638970 
1222 First Ave., MS 501 
San Diego, California 92101-4140 
 
RETURN SERVICE REQUESTED 

Development Services Department 
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RECORDING REQUESTED BY 
CITY OF SAN DIEGO 

DEVELOPMENT SERVICES 

WHEN RECORDED MAIL TO 
PROJECT MANAGEMENT 

PERMIT CLERK 
MAIL STATION 501 

INTERNAL ORDER NUMBER: 24003213 

DOC# 2016-0481717 
111111111111 lllll 111111111111111111111111111111 IIIII IIIII IIIII IIII IIII 

Sep 14, 2016 10:16AM 
OFFICIAL RECORDS 

Ernest J. Dronenburg, Jr., 
SAN DIEGO COUNTY RECORDER 

FEES: $66.00 

PAGES: 18 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

Site Development Permit No. 1375058 and 
Coastal Development Permit No. 1375059 

CONGER MIXED USE · PROJECT NO. 294307 
PLANNING COMMISSION 

This Site Development Permit No. 1375058 and Coastal Devel0pment Permit No. 1375059 is granted 
by the Planning Commission of the City of San Diego to MARK A. CONGER and BECKY M. CONGER, 

husband and wife, as joint tenants, Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] 
sections 126.0504 and 126.0708. The 0.48-acre site is located at 801 Pearl Street, is located on the 
southeast corner of Pearl Street and Eads Avenue in the La Jolla Planned District in Zone 4 and the 
RM-1 -1 (Residential-Multiple Unit) Zone in the La Jolla Community Plan. The project site is legally 
described as Lots 1 through 6, Block 6, La Jolla Park, according to Map thereof No. 352, filed March 
22, 1887. 

Subject to the terms and conditions set forth in this Permit, permission is granted to 

Owner/Permittee to demolish and remove an existing service station, construct a mixed use project 
with four commercial condominium units and twelve residential market-rate condominium units 
with a subterranean parking garage, landscaping and minor improvements in the public right-of-way 
described and identified by size, dimension; quantity, type, and location on the approved exhibits 
[Exhibit "A'1 dated August 11, 2016, on file in the Development Services Department. 
The project shall include: 

a. Demolish and remove an existing service station, construct a mixed use project with four 
commercial condominium units and twelve residential market-rate condominium units 
with a subterranean parking garage, landscaping and minor improvements in the public 
right-of-way; 

b. Landscaping (planting, irrigation and landscape related improvements); 

c. Off-street parking; and 

Page 1 of10 
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d. Public and private accessory improvements determined by the Development Services 
Department to be consistent with the land use and development standards for this site in 
accordance with the adopted community plan, the California Environmental Quality Act 
[CEQA] and the CEQA Guidelines, the City Engineer's requirements, zoning regulations, 
conditions of this Permit, and any other applicable regulations of the SDMC. 

STANDARD REQUIREMENTS: 

1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired. If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36 month period, this permit shall be void unless an Extension ofTime has 
been granted. Any such Extension ofTime must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by August 26, 2019. 

2. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 

a. The Owner/Permittee signs and returns the Permit to the Development Services 
Department; and 

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

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

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

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

6. Issuance of this Permit by the City of San Diego does not authorize the 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.). 

7. The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws. · 
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8. Construction plans shall be in substantial conformity to Exhibit "A." Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted. 

9. All of the conditions contained in this Permit have been considered and were determined-
necessary to make the findings required for approval of this Permit. The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
tt,is Permit. · 

If 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 invalid, unenforceable, or unreasonable, this 
Permit shall be void. However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the Issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s). Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and.the condition(s) contained therein. 

10. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney's fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision. The City will 
promptly notify 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. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee. 

11. Prior to issuance of any occupancy permit, the Owner/Permittee shall provide written 
documentation from the San Diego County Department of Environmental Health that the approved 
Community Health and Safety Plan for the project site has been completed to County standards. A 
"No Further Action" letter issued by the County of San Diego will suffice as written documentation. 

ENGINEERING REQUIREMENTS: 

12. The Coastal Development Permit and Site Development Permit shall comply with all 
Conditions of the Final Map for the Tentative Map No. 1670419. 
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13. The project proposes to export 6,111 cubic yards of material from the project site. All 
excavated material listed to be exported, shall be exported to a legal disposal site in accordance with 
the Standard Specifications for Public Works Construction (the "Green Book"), 2009 edition and 
Regional Supplement Amendments adopted by Regional Standards Committee. 

14. The drainage system proposed for this development, as shown on the site plan, is private and 
subject to approval by the City Engineer. 

15. Prior to the issuance of any building permits, the Owner/Permlttee shall reconstruct the 
existing curb ramp at the southeast corner of Pearl Street and Eads Avenue, with current City 
Standard curb ramp Standard Drawing SDG-1.30 and S6G-132 with truncated domes. 

16. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond to reconstruct the existing curb ramp at the alley entrance, adjacent to the site, with current 
City Standard Drawing SDG-136 with truncated domes, satisfactory to the City Engineer. 

17. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond to close the existing driveways on Pearl Street and Eads Avenue with current City Standard 
curb, gutter and sidewalk, satisfactory to the City Engineer. 

18. Prior to the Issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond, to construct a current City Standard twenty-four foot wide concrete driveway, adjacent to the 
site on Eads Avenue satisfactory to the City Engineer. 

19. Prior to the issuance of any building permits, the Owner/Permlttee shall assure by permit and 
bond, to construct current City Standard curb, gutter and sidewalk, adjacent to the site on Pearl 
Street and Eads Avenue, satisfactory to the City Engineer. 

20. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement, from the City Engineer, for the curb outlets in 
Pearl Street and Eads Avenue, satisfactory to the City Engineer. 

21. Prior to foundation inspection, the Owner/Permittee shall submit a building pad certification 
signed by a Registered Civil Engineer or a Licensed Land Surveyor, certifying that the pad elevation 
based on USGS datum is consistent with Exhibit "A," satisfactory to the City Engineer. 

22. Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a 
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City 
Engineer. 

23. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any 
construction Best Management Practices necessary to comply with Chapter 14, Article 2, Division 1 
(Grading Regulations) of the San Diego Municipal Code, into the construction plans or specifications. 

ORIGINAL 
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24. Prior to the issuance of any construction permit the Owner/Permittee shall submit a Water 
Pollution Control Plan. The WPCP shall be prepared In accordance with the guidelines in Appendix E 
of the City's Storm Water Standards. 

25. Prior to the issuance of any construction permit, the applicant shall submit a Technical Report 
that will be subject to final review and approval by the City Engineer, based on the Storm Water 
Standards in effect at the time of the construction permit issuance. 

LANDSCAPE REQUIREMENTS: 

26. Prior to issuance of any engineering permits for grading, the Owner/Permittee shall submit 
complete construction documents for the revegetation and hydroseeding of all disturbed land in 
accordance with the Landscape Standards and to the satisfaction of the Development Services 
Department. All plans shall be in substantial conformance to this permit and Exhibit "A," on file in 
the Office of the Development Services Department. 

27. Prior to issuance of any engineering permits for right-of-way improvements, the 
Owner/Permittee shall submit complete landscape construction documents for right-of-way 
improvements to the Development Services D_epartment for-approval. Improvement plans shall 
show, label, and dimension a forty square foot area around each tree which is unencumbered by 
utilities. Driveways, utilities, drains, water and sewer laterals shall be designed so as not to prohibit 
the placement of street trees. 

28. In the event that a foundation only permit is requested, the Owner/Permittee shall submit a 
site plan or staking layout plan identifying all landscape areas consistent with Exhibit "A," on file in 
the Office of the Development Services Department. These landscape areas shall be clearly 
identified with a distinct symbol, noted with dimensions and labeled as "landscaping area." 

29. 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," on file in the Development Services Department. 
Construction plans shall show, label, and dimension a forty square foot area around each tree which 
is unencumbered by hardscape and utilities as set forth under LDC 142.0403(b)(S). 

30. Prior to issuance of any construction permits for structures, the Owner/Permittee shall submit 
a water budget in accordance with the Water Conservation Requirements per SDMC 142.0413, Table 
142-041, to be included with the construction docl)ments. An irrigation audit shall be submitted 
consistent with Section 2.7 of the Landscape Standards of the Land Development Manual at final 
inspection. The irrigation audit shall certify that all irrigatior-1 systems have been installed and 
operate as approved by the Development Services Department. 

31 . 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. All required landscape shall be 
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maintained in a disease, weed and litter free condition at all times. Severe pruning or "topping" of 
trees is not permitted unless specifically noted in this Permit. 

32. If any required landscape, including existi'ng or new plantings, hardscape, landscape features, 
et cetera, indicated on the approved construction document plans is damaged or removed during 
demolition or construction, the Owner/Permittee shall repair and/or replace it in kind and 
equivalent size per the approved documents to the satisfaction of the Development Services 
Department within thirty days of damage. 

PLANNING/DESIGN REQUIREMENTS: 

33. A topographical survey conforming to the provisions of the SDMC may be required if it is 
determined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Permit or a regulation of the underlying zone. The cost of any 
such survey shall be borne by the Owner/Permittee. 

34. There shall be compliance with the regulations of the underlying zone(s) unless a deviation or 
variance to a specific regulation(s) is approved or granted as condition of approval of this permit. 
Where there is a conflict between a condition (including exhibits) of this permit and a regulation of 
the underlying zone, the regulation shall prevail unless the condition provides for a deviation or 

· variance from the regulations. 

35. The height(s) of the building(s) or structure(s) shall not exceed those heights set forth in the 
conditions and the exhibits (including, but not limited to, elevations and cross sections) or the 
maximum permitted building height of the underlying zone, whichever is lower, unless a deviation 
or variance to the height limit has been granted as a specific condition of this permit. 

36. Any future requested amendment to this permit shall be reviewed for compliance with the 
regulations of the underlying zone(s) which are in effect on the date of the submittal of the 
requested amendment. 

37. All signs shall comply with the San Diego Municipal Code Chapter 14, Article 2, Division 12, Sign 
Regulations. 

38. All fences and retaining walls shall comply with the San Diego Municipal Code Section 
142.0301. 

39. Commercial Office uses are not permitted. 

TRANSPORTATION REQUIREMENTS: 

40. No fewer than 32 parking spaces [a minimum of nine (9) non-residential spaces and 23 
residential spaces] with required disabled parking spaces, motorcycle spaces and bicycle spaces, 
shall be permanently maintained on the property within the approximate location as shown on the 
Exhibit "A." The project proposes a total of 37 parking spaces (25 residential spaces and 12 non
residential spaces). All on-site parking stalls and aisle widths shall be in compliance with 
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requirements of the San Diego Municipal Code (SDMC), and shall not be converted and/or utilized 
for any other purpose, unless otherwise authorized in writing by the appropriate City decision 
maker in accordance with the SDMC. 

41 . A minimum of one off-street loading area shall be maintained permanently on the property in 
the approximate location shown on the site plan. All loading areas shall conform to the San Diego 
Municipal Code standards and shall not be converted and/or utilized for any other purpose, unless 
otherwise authorized in writing by the Development Services Department Director. 

42. Turnaround areas at the end of each drive aisle, that are clearly marked to prohibit parking 
and that have a minimum area equivalent to a parking space, as shown on Exhibit "A," shall be 
maintained at all times, and shall not be converted and/or utilized for any other purpose, unless 
· otherwise authorized in writing by the Development Services Department Director. 

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS: 

43. Prior to the issuance of any building permits, the Owner/Permittee shall apply for a plumbing 
permit for the installation of appropriate private back flow prevention device(s), on each water 
service (domestic, fire and irrigation), in a manner satisfactory to the Director of Public Utilities and 
the City Engineer. BFPDs shall be located above ground on private property, in line with the service 
and immediately adjacent to the right-of-way. 

44. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, the design and construction of all public water and sewer facilities are to be in accordance 
with established criteria in the most current City of San Diego Water and Sewer Design Guides. 

45. All proposed private water and sewer facilities located within a single lot are to be designed to 
meet the requirements of the California Uniform Plumbing Code and will be reviewed as part of the 
building permit plan check. 

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

47. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, to cap (abandon) at the property line any existing unused sewer lateral and install new sewer 
lateral(s) which must be located outside of any driveway or vehicular use area. 

48. Prior to the Issuance of any bulldlng permits, the Owner/Permlttee shall assure, by permit and 
bond, to remove at the main any existing unused water service. 

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 all conditions listed on this 
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permit are fully completed and all required ministerial permits have been issued and received 
final inspection. 

• Any party on whom fees, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by fil ing a written protest with the City Clerk pursuant to 
California Government Code-sect ion 66020. 

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

APPROVED by the Planning Commission of the City of San Diego on August 11, 2016 by 4799-2-PC. 
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Permit Type/PTS Approval No.: 1375058 and 1375059 
Date of Approval: August 11, 2016 

E CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT 

oject Manager 
. opment Services Department 

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

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

MARK A. CONGER and BECKY M. CONGER, 
husband and wife, as joint tenants 

Owner/Permlttee 

MARK A. CONGER and BECKY M. CONGER, 
husband and wife, as joint tenants 

Owner/Permittee 
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CAUIFORNDA ALL-~URPOSE ACKNOWLEDGMENT CIVIL CODE § 1189 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 

State of Calif~ t} lDfAA\ ) 
County of - - ----~--'------- ) 

On q. t~ · l\P beforeme, '1'Y'~ C, P.>llit-~. V\,OrM"{ p-v.,b\ic,. 
Date _,-,.A. ui r Here Insert Name and Title of the Officer 

\) IJV\IY l .:::. . t1,S.IA fl .., 

personally appeared _ _____________ .,.......=VL..lc...-'"- - - --- --- ----

Namefa{ of Slgne,Jt) 

who proved to me on the basis of satisfactory evidence to be t person~ whose name~~ 
bscribed to the within instru'"!:1e.9.t and ackno ged to me tha he/ e/tMy executed the same In 
pefi~ir authorized capacity~s), and that b his /t~ir signatu on the instrument the persoo(sr, 
he entity upon behalf of which the perso ed, executed the instrument. . 

ANDREA C. BLAS ' 
Notary Public • Callfornla 

San Diego County 
Commission# 2149468 
Comm. Expires A r 18, 2020 

z z 
?: 

Place Notary Seal Above 

I certify under PENAL TY OF PERJURY under the laws 
of the State of California that the foregoing paragraph 
is true and correct. 

WITNESS my hand and official seal. 

Signature of Notary Public 

-------------- OPTIONAL--------------
Though this section is optional, completing this information can deter alteration of the document or 
~ D p \ 31 srJraudulent 115ttachment of this form tp ~n unintended document. 

Description of Atta~id Dofumbn~~l t;os-e,J;L r;A'j;-:W- ~'l4 "?D1 Av'IA \ \ di> 1'-P 
Title or Type of Document: ChY\~ ~t v-cr--Document Date: -~' ' 
Number of Pages: l O Signer(s) Other Than Named Above: ___ ___ _____ _ 

CapacityQes) Claimed by Signer(s) 
Signer's Name: ___________ _ Signer's Name: ___________ _ 
□ Corporate Officer - Title(s): _ _ ____ _ 0 Corporate Officer - Titie(s): _____ _ 
D Partner - 0 Limited □ General □ Partner - 0 Limited D General 
□ Individual □ Attorney in Fact D Individual □ Attorney in Fact 
O Trustee O Guardian or Conservator D Trustee □ Guardian or Conservator 
□ Other: ______________ _ D Other: ___________ _ _ 
Signer Is Representing: _ ___ ____ _ Signer Is Representing: ________ _ 

ro,;;;cw;~==='=~~=!e!Cli=-==:re§==~~=~~-,i.-oi· "'-i1e-;c,· [a(-·-==;;;;-~-·==--rn~-&:.~'! 
©2014 National Notary Association· www.NationalNotary.org • 1-800-US NOTARY (1 -800-876-6827) Item #5907 

--- -·- - -------- ·- ----- -- ----- -- -- -- - --- · ------
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE § 1189 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 

State of California 

County of ,~a J,J IN e ~ 
On S'@f!--, j:, ::>---v I 6 before me, k:, Hoo,1 Cit oi, /1.JO"f(J(ry /w b l'ic_ 

Date Here Insert Name and Title ofthe Officer 

personally appeared Hou:k A:. lo11~ec a11d ls@c9' M, {'D11t!?T 
Name(s) of Slgner(s) 

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) ,Ware 
subscribed to the within instrument and acknowledged to me that ~/they executed the same in 
Rlatfter/their authorized capacity(ies), and that by .hlslbefltheir signature(s) on the instrument the person(s), 
or the entity upon behalf of which the person(s) acted, executed the Instrument. 

Kl HOON CHOI 'l 
COMMISSION NO. 2132620 5l 

NOTARY PUBLIC -CALIFORNIA •!!z 
. SAN DIEGO COUNTY ~ 

COMMISSION EXPIRES DEC 1. 2019....,~ 

Place Notary Seal Above 

I certify under PENAL TY OF PERJURY under the laws 
of the State of California that the foregoing paragraph 
is true and correct. 

WITNESS my hand and official seal. 

Signature of Notary Public 

--------------- OPTIONAL ---------------
Though this section is optional, completing this information can deter alteration of the document or 
,--....-J I fraudu~nt reattachment of this form to an unintended docunJent. 1 :.-1 oerm?I-No 
.>, 1 e. /)~I)~ l<>,PYh e.,, ~an.;f-/Llo, 13 r~S--t!' and Coa..r/,c.A O&l/t9iof"":_e"rr, I' 

DescrrptionofAffliched Ou ent p "-ed A)C7, c::iq ¥J.or PIPn11½f /J7~i 
Title or Type of Document: onr;er N,Jccc.l Us-e- "{)Document Date! "lfrff, lt- J...c,f? Co»10,,Ts,'-ew-, 
Number of Pages: -11,,.,. Signer(s) Other Than Named Above: . 

Capacity{ies) Claimed by Signer(s) 
Signer's Name: ___________ _ Signer's Name: ___________ _ 
□ Corporate Officer - Title(s): _____ _ □ Corporate Officer - Title(s): ______ _ 
□ Partner - 0 Limited □ General □ Partner - □ Limited □ General 
□ Individual □ Attorney in Fact :J Individual □ Attorney in Fact 
□ Trustee :=J Guardian or Conservator □ Trustee □ Guardian or Conservator 

□ Other: .--------------
Signer Is ·Representing: ________ _ 

□ Other: _____________ _ 
Signer Is Representing: ________ _ 

~~~~~~"li(,~-=~ 

©2014 National Notary Association • www.NatlonalNotary.org • 1-800-US NOTARY (1 -800-876-6827) Item #5907 
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PLANNING COMMISSION RESOLUTION NO. 4799-3-PC 
Site Development Permit No. 1375058 and 
Coastal Development Permit No. 1375059 

CONGER MIXED USE - PROJECT NO. 294307 

WHEREAS, MARK A. CONGER and BECKY M. CONGER, husband and wife, as joint tenants, 
Owner/Permittee, filed an application with the City of San Diego for a permit to demolish and 
remove an existing service station, construct a mixed use project with four commercial 
condominium units and twelve residential market-rate condominium units with a subterranean 
parking garage, landscaping and minor improvements in the public right-of-way (as described in and 
by reference to the approved Exhibits "A" and corresponding conditions of approval for the 
associated Permit Nos. 1375058 and 1375059), on a 0.48 acre site; 

WHEREAS, the project site is located at 801 Pearl Street on the southeast corner of Pearl 
Street and Eads Avenue in the La Jolla Planned District in Zone 4 and the RM-1-1 (Residential
Multiple Unit) Zone in the La Jolla Community Plan; 

WHEREAS, the project site is legally described as Lots 1 through 6, Block 6, La Jolla Park, 
according to Map thereof No. 352, filed March 22, 1887; 

WHEREAS, on August 11, 2016, the Planning Commission of the City of San Diego considered 
Site Development Permit No. 1375058 and Coastal Development Permit No. 1375059 pursuant to 
the Land Development Code of the City of San Diego; 

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of San Diego as 
follows: 

That the Planning Commission adopts the following written Findings, dated August 11, 2016. 

FINDINGS: 

Site Development Permit §126.0504 

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

The Conger Mixed Use project (Project) proposes to demolish and remove an existing service 
station, construct a mixed use project with four commercial condominium units and twelve 
residential market-rate condominium units with a subterranean parking garage, landscaping and 
minor Improvements in the public right-of-way on a 0.48-acre site at 801 Pearl Street. The proposed 
project is located within the La Jolla Community Plan. The La Jolla Community Plan has two land 
designations for the site; the northern portion of the site is designated for commercial/mixed use at 
a density range of 29 dwelling units per acre and the southern portion is designated low-medium 
residential at a density range of nine to fifteen dwelling units per acre. The northern portion of the 
site is 13,986 square feet in Zone 4 of the La Jolla Planned District; the southern portion Is 6,944 
square feet in the RM-1-1 Zone which allows one dwelling unit per 3,000 square feet of lot area. The 
northern portion can accommodate 9.32 units and the southern portion can accommodate 2.31 
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ATTACHMENT 11

units for a total of 11.63 units, which is rounded up to twelve units. The Project is consistent with the 
land use designations set forth in the La Jolla Community Plan. 

The Residential Element of the La Jolla Community Plan sets forth a series of goals, policies and 
recommendations for residential development. The relevant goals, as stated on page 81, state: 
"Promote the development of a variety of housing types and styles in La Jolla" and "Maintain 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." The proposed Project 
meets these goals by providing a higher density, smaller unit product within the La Jolla downtown 
village area. As part of the goal to maintain the character of the residential areas, the Community 
Plan, on page 84 item 2a, recommends:" ... avoid extreme and intrusive changes to the residential 
scale of La Jolla's neighborhoods and to promote good design and harmony within the visual 
relationships and transitions between new and older structures." The Project meets this goal by 
siting the proposed building fifteen feet from the southerly property line and by proposing a 
landscape buffer area planted with ornamental flowering pear trees. Entryways are further set back 
from the property line. The Project fa~ade along Eads Avenue relates to the existing residential 
neighborhood by orienting four of the twelve units towards Eads Avenue with three units having 
direct access to Eads Avenue. A non-contiguous sidewalk with Magnolia street trees continues north 
to Pearl Street to keep pedestrians set back from the street. The western fa~ade along Eads Avenue 
creates a pedestrian scale and reduces the bulk and scale of the building. 

The Community plan, on page 97, sets forth a commercial land use goal: "promote mixed use 
residential and commercial development along transit corridors ... " and to "promote pedestrian
oriented features to improve pedestrian safety ... " The Plan, on page 98, #1 also recommends: 
"prohibit the encroachment of new commercial uses into existing residential neighborhoods." The 
Project locates the ground floor commercial uses on the northern parcel adjacent to Pearl Street. 

The Community Plan Transportation Element, on page 74, 4c and d, surface parking should be 
located to the rear and ingress and egress be provided from the alley. However, given the volume of 
traffic on Pearl Street and the relatively short blocks between the traffic lights, access from Eads 
Avenue is recommended where the traffic signal can control commercial and residential traffic. 

The Community Plan's Appendix E on Streetscape Guidelines, pages 140-151, recommends 
Jacaranda trees along Pearl Street as they are also the major prevailing street tree and Magnolia 
trees on Eads Avenue. The Project includes Jacaranda trees on Pearl Street and Magnolia trees on 
Eads Avenue, both with a non-contiguous sidewalk. Therefore, the proposed Project and its design 
and improvements are consistent with the policies, goals, and objectives of the applicable land use 
plan. 

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

The Conger Mixed Use project (Project) proposes to demolish and remove an existing service 
station, construct a mixed use project with four commercial condominium units and twelve 
residential market-rate condominium units with a subterranean parking garage, landscaping and 
minor improvements in the public right-of-way on a 0.48-acre site at 801 Pearl Street. 
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The Project will not be detrimental to public health, safety and welfare in that the permit controlling 
the development and continued use of the Project for this site contains specific conditions 
addressing compliance with the City's codes, policies, and regulations, as well as other regional, 
state, and federal regulations to prevent detrimental impacts to the health, safety and general 
welfare of persons residing and/or working in the area. Conditions of approval require compliance 
with several development controls, the review of all construction plans by professional staff to 
determine construction will comply with all regulations, and the Inspection of construction to assure 
construction permits are Implemented in accordance with the approved plans, and that the final 
construction will, comply with all regulations. Therefore, the proposed development will not be 
detrimental to the health, safety, or general welfare of persons residing or working in the area. 

(3) The proposed development will comply with the regulations of the Land Development 
Code including any allowable deviations pursuant to the Land Development Code. 

The Conger Mixed Use project (Project) proposes to demolish and remove an existing service 
station, construct a mixed use project with four commercial condominium units and twelve 
residential market-rate condominium units with a subterranean parking garage, landscaping and 
minor improvements in the public right-of-way on a 0.48-acre site at 801 Pearl Street. 

The Project complies with all the development regulations of the applicable zones. The Project does 
not require any deviations or a variance. Therefore, the Project will comply with all relevant 
regulations of the Land Development Code, including any allowable deviations pursuant to the Land 
Development Code. 

Coastal Development Permit §126.0708 

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

The Conger Mixed Use project (Project) proposes to demolish and remove an existing service 
station, construct a mixed use project with four commercial condominium units and twelve 
residential market-rate condominium units with a subterranean parking garage, landscaping and 
minor improvements in the public right-of-way on a 0.48-acre site at 801 Pearl Street. The site is 
approximately 2,290 feet east of the Pacific Ocean. 

The Project will not encroach upon any existing physical accessway used by the public or any 
proposed public accessway identified in a Local Coastal Program land use plan. There are no 
existing or proposed accessways across the private site Identified in the La Jolla Community Plan. 

As there are no existing or proposed physical accessways used by the public across the private site 
or any proposed in the La Jolla Community Plan, the Project will not encroach upon any existing 
physical accessway that is legally used by the public or proposed In a Local Coastal Program land use 
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plan. The Project will have no effect upon public views to and along the ocean and other scenic 
coastal areas as specified in the La Jolla Community Plan. 

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

The Conger Mixed Use project (Project) proposes to demolish and remove an existing service 
station, construct a mixed use project with four commercial condominium units and twelve 
residential market-rate condominium units with a subterranean parking garage, landscaping and 
minor improvements In the public right-of-way on a 0.48-acre site at 801 Pearl Street. 

The surrounding neighborhood pattern is commercial development to the north, east and west and 
residential development to the south. The site Is within an urbanized area of the community. There 
are no environmentally sensitive resources present on the site, Because there are no 
environmentally sensitive resources present on the site, the proposed coastal development will not 
adversely affect environmentally sensitive lands on the site. The Project will not adversely affect 
downstream properties or sensitive resources along the Pacific Ocean and the shoreline there. 

(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 Conger Mixed Use project (Project) proposes to demolish and remove an existing service 
station, construct a mixed use project with four commercial condominium units and twelve 
residential market-rate condominium units with a subterranean parking garage, landscaping and 
minor improvements in the public right-of-way on a 0.48-acre site at 801 Pearl Street. 

The La Jolla Community Plan land use map has two land use designations for the site; the northern 
portion of the site is designated for commercial/mixed use at a density range of 29 dwelling units 
per acre and the southern portion is designated low-medium residential at a density range of nine 
to fifteen dwelling units per acre. The properties to the nort~, east and west are developed with 
commercial land uses and the properties to the south are developed with residential uses. 

The City of San Diego General Plan, La Jolla Community Plan, and Local Coastal Program designate 
the site for commercial/mixed use and low-medium residential uses. The Residential Element of the 
La Jolla Community Plan sets for a series of goals, policies and recommendations for residential 
development. The relevant goals, as stated on page 81, to the proposed project state: "Promote the 
development of a variety of housing types and styles in La Jolla" and "Maintain 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." The proposed project meets these goals 
by providing a higher density, smaller unit product within the village area. As part of the goal to 
maintain the character of the residential areas, the Community Plan, on page 84 item 2a, 
recommends:" ... avoid extreme and intrusive changes to the residential scale of La Jolla's 
neighborhoods and to promote good design and harmony within the visual relationships and 
transitions between new and older structures." The Project meets this goal by siting the proposed 
building fifteen feet from the southerly property line and by proposing a landscape buffer area 
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planted with ornamental flowering pear trees. Entryways are further setback from the property line. 
The Project fai;ade along Eads Avenue relates to the existing'tesidential neighborhood by orienting 
four of the twelve units towards Eads Avenue with three units having direct access to Eads Avenue. A 
non-contiguous sidewalk with Magnolia street trees continues north to Pearl Street to keep 
pedestrians set back from the street. The western fai;ade along the Eads Avenue creates a 
pedestrian scale and reduces the bulk and scale of the building. 

The Community plan, on page 97, sets forth a commercial land use goal: "promote mixed use 
residential and commercial development along transit corridors ... " and to "promote pedestrian
oriented features to improve pedestrian safety ... " The Plan, on page 98, #1 also recommends: 
"prohibit the encroachment of new commercial uses into existing residential neighborhoods." The 
Project locates the ground floor commercial uses on the northern parcel adjacent to Pearl Street. 

The Community Plan Transportation Element, on page 74, 4c and d, surface parking should be 
located to the rear and ingress and egress be provided from the alley. However, given the volume of 
traffic on Pearl Street and the relatively short blocks between the traffic lights, access from Eads 
Avenue is recommended where the traffic signal light can control commercial and residential traffic. 

The Community Plan's Appendix Eon Streetscape Guidelines, pages 140-151, recommends 
Jacaranda trees along Pearl Street as they are also the major prevailing street tree. The Project 
includes five jacarandas on Pearl Street with a non-contiguous sidewalk. The project will not conflict 
with the relevant land use plans. 

In these ways, the Project is in conformity with the certified Local Coastal Program land use plan and 
complies with all regulations of the certified Implementation Program. · 

(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 site is located at 801 Pearl Street. The site is not located between the nearest public road and 
the sea or the shoreline of any body of water located within the Coastal Overlay Zone. Therefore, the 
proposed coastal development is not required to comply with the public access and public 
recreation policies of Chapter 3 of the California Coastal Act. 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning 
Commission, Site Development Permit No. 1375058 and Coastal Development Permit No. 1375059 
is hereby GRANTED by the Planning Commission to the referenced Owner/Permittee, in the form, 
exhibits, terms and nditions as set forth in Permit Nos. 1375058 and 1375059, a copy of which is 
attache e to an made a part hereof. 

Jo n S. Fisher 
D velopment Project Manager 
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Development Services 

Adopted on: August 11, 2016 
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City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

Community Planning 
Committee 

Distribution Form Part 1
Project Name: Project Number: Distribution Date: 

Project Scope/Location: 

Applicant Name: Applicant Phone Number: 

Project Manager: Phone Number: Fax Number: 

(619) 321-3200

E-mail Address:

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

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

Printed on recycled paper.  Visit our web site at www.sandiego.gov/development-services. 
Upon request, this information is available in alternative formats for persons with disabilities.
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Community Planning 

Committee 
Distribution Form Part 2 

Project Name: Project Number: Distribution Date: 

Project Scope/Location: 

Applicant Name:  Applicant Phone Number: 

Project Manager: Phone Number: 
 

Fax Number: 
 

(619) 321-3200 

E-mail Address: 

Committee Recommendations (To be completed for Initial Review): 

 Vote to Approve Members Yes Members No Members Abstain 

 Vote to Approve  
With Conditions Listed Below 

Members Yes Members No Members Abstain 

 Vote to Approve  
With Non-Binding Recommendations Listed Below 

Members Yes Members No Members Abstain 

 Vote to Deny Members Yes Members No Members Abstain 

 No Action (Please specify, e.g., Need further information, Split vote, Lack of 
quorum, etc.) 

 Continued 

CONDITIONS: 

NAME: TITLE: 

SIGNATURE: DATE: 

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

Printed on recycled paper.  Visit our web site at www.sandiego.gov/development-services. 
Upon request, this information is available in alternative formats for persons with disabilities. 
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s& 
FORM 

City of San Diego 
Ownership Disclosure Development Services 

DS-318 1222 First Ave., MS 302 Statement San Diego, CA 921 01 
{619) 446-5000 

October 2017 

-
l~pproval Type: Check appropriate box for type of approval(s) requested: 0 Neighborhood Use Permit 0 Coastal Development Permit 
!J Neighborhood Development Permit !21 Site Development Permit O Planned Development Permit O Conditional Use Permit O Variance 
[J Tentative Map O Vest ing Tentative Map O Map Waiver O Land Use Plan Amendment • Other 

~reject Title: Pearl Street Mixed U se Project No. For City Use Only: 

Project Address: 801 Pearl Street and Eads Aven ue, La Jolla, CA 92037 

Specify Form of Ownership/legal Status (please check): 
CA /£ ,;J 

g~ -1f3j 0Gs- Lf O Corporation ~ -Limited Liability-or- O General - What State? Corporate Identification No. 

□ Partnership □ Individual 

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application for a permit, map or other matter will be filed 
with the City of San Diego on the subject property with the intent to record an encumbrance against the property. Please list below the 
owner(s), applicant(s), and other financially interested persons of the above referenced property. A fi nancially interested party includes any 
individual, firm, co-partnership, joint venture, association, social club, fraternal organization, corporation, estate, trust, receiver or syndicate 
with a financial interest in the application. If the applicant includes a corporation or partnership, include the names, titles, addresses of all 
individuals owning more than 10% of the shares. If a publicly-owned corporation, include the names, t itles, and addresses of the corporate 
officers. (A separate page may be attached if necessary.) If any person is a nonprofit organization or a trust, list the names and addresses of 
ANY person serving as an officer or director of the nonprofit organization or as trustee or beneficiary of the nonprofit organization. 
A signature is required of at least one of the property owners. Attach additional pages if needed. Note: The applicant is responsible for 
notifying the Project Manager of any changes in ownership during the time the application is being processed or considered. Changes in 
ownership are to be given to the Project Manager at least thirty days prior to any public hearing on the subject property. Failure to provide 
accurate and current ownership information could result in a delay in the hearing process. 

Property Owner 

Name of Individual: /'1_ o D ,✓ vtv , .'\/ S f!..~ I 
l-L-c._ /fOwner O Tenant/Lessee □ Successor Agency i I 

Street Address: CJ > 7 LC~, lk,v' .0 v1.rJ tT .1.f-{5, 
i I 

City: LA- 'CP:><--<-,-'l- State: CA_ Zip: '7 2.-0 3 :,-. 
Phooe No @ae (1 !if;..:! '7l Fax No.: ~ Email: .a+v ,/}.2. /3.oi,R,,J Fe!?:=- 5 ~••"'1--i'L , 

= Date: -~ 1.,-o / 't--017 Signature: 

4k,,i_ 

Additional pages Attached: □ Yes □ No 

Acclicant 

Name of Individual: IJA--v ifJ ,z. /31).'v\({.,✓ C" powner D Tenant/Lessee O Successor Agency 

Street Address: q39 C-0,1"3 ·r {1;"1....- V'!) ::H 4l2, 

City: LA J~ 
State: CA Zip : ~'2, -~~ 

Phooe No $¾'~ f/M B7::,'1:;, Fax No.: -- Email: 'b..:4--v f/l 1Q...Bo LA~C?: 9..-v.. K-Ti 
' 

Date: t,U\_0'7, ~( -i...o /' <"{ . Signature: -

Addit ional pages Attached: □ Yes □ No 

Other Financiallv Interested Persons 

Name of Individual: □ Owner □ Tenant/Lessee □ Successor Agency 
Street Address: 

City: 
State: Zip: 

Phone No.: Fax No.: Email: 

Signature: Date: 

Additional pages Attached: o Yes □ No 
. . 

Printed on recycled oaper .. V1~1t our web ~,teat www sanri,ego gov/devP!oomenr-sPryices . 
Upon request, tfi ,s 1nf'ormat1on 1s available 1n alternative formats ror persons wich disabilities. 
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Secretary of State 
Articles of Organization 
Limited Liability Company (LLC) 

IMPORTANT- Read Instructions before completing this form. 

Filing Fea ~ $70.00 

Copy Fees First page $1 .00; each attachment page $0.50; 
Certification Fee - $5.00 

LLC-1 

Note: LLCs may have to pay minimum $800 tax to the California Franchise Tax Board 
each year. For more information, go to https:llwww.ftb.ca.gov . 

201909510021 

FILED~ 
Secretary of State 
State of California 

MAR 2 8 2019 
t-.J~ 

This Space For Office Use Only 

1. Limited Liability Company Name (See Instructions - Musi contaln an LLC identifier such as LLC or L.L.C. "LLC" will be added, if not included. 

MODNLiving Pearl LLC 

2. Business Addresses 

a. lnitlal Street Addresi of Dc,ignatcd Office In California· Do not enter a P .0. Box City (no abbreviation•) State Zip Code 

939 Coast Blvd., Unit 48 La Jolla 
CA 92037 

b. Initial Mailing AddreS5 of LLC, If dlfferentthan Item 2a City (no abbreviations) State Zip Code 

3. Service of Process (Must provide either Individual OR Corporation.) 

INDIVIDUAL - Complete Items 3a ancl 3b only. Must include agent's full name and California street address. 

a. California Agent's First Name Qt agent Is not a corporation) Middfe Name Last Name Sutflx 

David R. Bourne 
b. Street Address (if agentis not a corporation) - Do not enter a P. 0. Box City (no abbreviations) State Zip Code 

939 Coast Blvd., Unit 4B La Jolla CA 92037 
CORPORA TlON - Complete Item 3c. Only Include the name of the registered agent-Corporation. 

c. California Regle,tered Corporate Agent'~ Name (if agent is a corporation) - Do not complete Item 3a or :lb 

4. Management (Select only one box) 

The LLC will be managed by: 

~ One Manager D More than One Manager 0 All LLC Member{s) 

5. Purpose Statement (Do not alter Purpose Statement) 

The purpose of the limited liability company is to engage in any lawful act or activity for which a limited liability company 
may be organized under the California Revised Uniform Limited Liability Company Act. 

LLC-1 R!:V 12/2018) 

tained herein, including in any attachments, is true and correct. 

Karen Shields 
Frint your name here 

2018 California Secretary of Slate 
www.sos.ca.gov/businoss/bc 



' 4/1'A261Q EIN Individual Request - Online Applicatio,. 

fj)IRS .gov 

EIN Assistant 

Your Pr-ogres.$: 1. Identity 2. Authenticate , 

Congratulations I The EIN has been successfully assigned. 

EIN Assigned: 83-4399854 

Legal Name: MOONLIVING PEARL LLC 

The confirmation letter will be mailed to the applicant. This letter will be the applicant's official IRS notice 
and will contain important information regarding the E.IN . Allow up to 4 weeks for the letter to arrive by 
mail. 

We strongly recommend you print this page for your records. 

Click "Continue" to get additional infonnation about using the new EIN. ! Continue>~ __ ] 

http~ ://sa.www4.irs.gov/modiein/individual/confirmation.jsp 

5. EIN Confinnalion 

Help Topics 

() Can the EIN be used before 
the confirmation letter is 
received? 

1/1 
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PROJECT DATA

PEARL STREET
MIXED USE

Author
Checker

Applicant | Developer
MODNLiving Pearl LLC
939 Coast blvd. Unit 4B
La Jolla, CA 92037
Tel: 858.864.8958
Contact: David R. Bourne | President

Architect
AVRP Skyport
703 16th Ave, Suite. 200
San Diego, CA 92101
Tel: 619.704.2700
Contact: Doug Austin | Principal

 Charles Brinton | Project Architect

GeoTech
Christian Wheeler Engineering
3980 Home Avenue
San Diego, CA 92105
Tel: 619.550.8830
Contact: David Russell | Principal

Civil Engineer
Pasco Laret Suiter & Associates
535 N. Highway 101, Suite A
Solana Beach, CA 92075
Tel: 858.259.8212
Contact: William Mack | Associate Principal

Landscape Architect
McCullough Landscape Architecture
703 16th Ave, Ste. 100
San Diego, CA 92101
Tel: 619.296.3150
Contact: David McCullough | Principal

 Armando Silva | Associate
 Johanna Mall | Junior Associate

Surveyor
ALTA Land Surveying Inc.
9517 Grossmont Summit Dr. 
La Mesa, CA 91941
Tel: 619.713.2582
Contact: Miguel A. Martinez

PROJECT TEAM

Project Address

801 Pearl Street, La Jolla CA 92037
APN: 350-611-0100
Previous Approved Development Permit Project number: 294307
Existing Use: Unoccupied Open Lot

Scope of Work

The project requires the clearance of an existing, decomissioned gas station;  
along with some buffer vegetation along the southern edge of the property, 
adjacent to the neighboring lot. The owner intends to construction a new mixed-use 
structure consisting of:

• (2) Retail Spaces
• (26) Rental Residential Units

1. (6) Studio | 1 Bath
2. (16) 1 Bed | 2 Bath
3. (4) 2 Bed | 2 Bath

• Parking on Grade
• Storage | Utility at Level 1 and Basement
• Common Outdoor Amenity Areas

Legal Description

The land refered to herein is situated in the State of California, County of San 
Diego, City of San Diego, and is described as follows:

Lots1, 2, 3, 4, 5, and 6, block 6 La Jolla Park, in the City of San Diego, COunty of 
San Diego, State of California, according to the map thereof No. 352, filed in the 
office of the county recorder of San Diego County, March 22, 1887.

Required Permits:

• Coastal Development

PROJECT DATA

Zone: La Jolla Planned District Zone 4 | City Zone RM1-1

Overlay Zones: Transit Priority Zone
Parking Impact Zone
Transit Overlay Zone
Coastal Height Limitation Zone
Coastal Overlay Zone
Residential Tandem Parking Overlay Zone

Density: 29 Units per Net Acre
1 unit/1,502.07 SF of Lot Area = 9.3 or 10 Units [LJPD-4]
6,990.29/3,000 = 2.33 or 3 Units [RM1-1]

Site Area 14,001.33 SF [LJPD-4] + 6,990.29 [RM1-1] = 20,991 Gross 
SF

Density Bonus: 100% increase for micro-units with 11% Affordable units.
10 units + 3 units = 13 units x 2 = 26 Units
[143.0720(i)(7)]

Height Limit: 30' [159.0307(d)(1)]

No. of Stories: Limited to 2 Stories [159.0307(d)(2)(C)]

Affordable: Minimum Required: .11 x 13 = 1.43 or 2 Units
Very Low Income Units Provided: 2 Units = 16.6%
5 Incentives earned [143-07A]

Incentives Used: 1. Loading Dock less than 600sf - 420 SF provided
2. Storage Units less than 240cf - 25 units at 162 CF

provided
3. Outdoor private area less than 150sf per Unit

(see Table "Private Outdoor Area Calculation"
4. No Commercial Motorcycle spaces will be provided.
5. Less than the required Residential Motorcycle parking

will be provided.

ZONING ANALYSIS

LJPD Zones 4 | RM1-1

Front Yard: LJPD Zone 4: No Requirements [159.0307(b)(1)(A)]
RM1-1: Front is now internal lot line with Consolidation

Street Side Yard: LJPD Zone 4: No Requirements [159.0307(b)(1)(A)]
RM1-1: 10% lot width or 14' [131.0443(d)(3)]

Interior Side Yard: LJPD Zone 4: No Requirements [159.0307(b)(1)(A)]
RM1-1: 10% of lot width or 8' whichever is greater 
[131.0443(d)(2)]

Rear Yard: LJPD Zone 4: 15' Setback if abuts residential zoned 
propperty and increased 3' for bldg. over 20' height 
[159.0307(b)(4)(A)]

RM1-1: None with lot consolidation

Frontage Yard: LJPD Zone 4: 16' setback from curb to the building 
[159.0307(b)(5)]

SDGE Easement: Easement for public utilities on South | East corner of property 
approximate dimension of 10'x50'

SETBACKS | EASEMENTS 

Site: 20,991.6 Gross Site Area

LJPD-4 FAR: Maximum Allowable FAR/GFA for LJPD Zone 4
1.3* x 13,996.41 = 18,195.3 SF

RM1-1 FAR: Maximum Allowable FAR/GFA for LJPD RM1-1
.75 x 6,995.19 = 5,246.4 SF

*Mixed Use Bonus

**TOTAL ALLOWABLE FAR GROSS FLOOR AREA: 23,442 SF

**[143.0310(B)(2)] If the premises is located in two or more Zones, the 
maximum number of dwelling units or the gross floor area permitted on the 
premises shall be the sum of the dwelling units or the gross floor area 
permitted in each fo the zones and may be distributed throughout without 
regard to zone. 

Type of Construction: Type VA Sprinklered

Occupancy Classification: Mixed Use - A-2 | M | R-2 | S-2 | U

Geologic Category: Category 52

FAR CALCULATIONS

Basement Floor SF [EXEMPT]

Residential [4 x Middle Unit] 1,668 SF
Residential [2 x End Unit]  860 SF
Electrical/Mechanical Rooms  621 SF
Circulation  350 SF

TOTAL BASEMENT FLOOR: 3,499 SF
TOTAL FAR SF:  0 SF

Ground Floor SF

Residential [4 x Middle Unit] 1,668 SF
Residential [2 x End Unit]     860 SF
Commercial A 1,639 SF
Commercial B 1,817 SF
Circulation  505 SF
Residential Lobby  419 SF
Parking [exempt] 8,271 SF
Residential Patios [exempt] 1,038 SF
Commercial Patio [exempt]  480 SF

TOTAL GROUND FLOOR:  16,697 SF
TOTAL FAR SF: 6,908 SF

Second Floor SF

Residential [4 x Unit Studio] 1,660 SF
Residential [2 x Unit Studio]  856 SF
Residential [4 x Unit 1BED 2BTH] 2,236 SF
Residential [2 x Unit 1BED 2BTH] 1,110 SF
Residential [4 x Unit 1BED 2BTH] 2,396 SF
Residential [3 x Unit 2BED 2BTH] 2,391 SF
Residential [1 x Unit 2BED 2BTH]  786 SF
Residential Lobby/Stairs  639 SF
Residential Patios [exempt] 1,406 SF
Outdoor Circulation [exempt] 2,130 SF
Common Area [exempt]  600 SF

TOTAL SECOND FLOOR:  16,210 SF
TOTAL FAR SF:  12,074 SF

Attic Floor SF

Residential [6 x Unit Studio]  270 SF
Residential [4 x Unit 1BED 2BTH]  460 SF
Residential [2 x Unit 1BED 2BTH]  274 SF
Residential [4 x Unit 1BED 2BTH]  620 SF
Storage [6 x Unit Studio] exempt  402 SF
Storage [4 x Unit 1BED 2BTH] exempt  676 SF
Storage [2 x Unit 1BED 2BTH] exempt  300 SF
Storage [4 x Unit 1BED 2BTH] exempt  116 SF
Storage [4 x Unit 2BED 2BTH] exempt  280 SF

TOTAL ATTIC FLOOR AREA: 3,398 SF
TOTAL FAR SF: 1,624 SF

REQUIRED PARKING:

Residential Units (SDMC 143.07D):
- Studio/1BR 0.5 spaces \ bedroom = 0.5 x 22 = 11 Stalls
-  2BR                    0.5 spaces\ bedroom = 1.0 x 4 = 4 Stalls

Required Residential Parking:  15 Stalls

Residential Provided: 16 Stalls

Commercial Required:
• 1.7 \ 1,000 SF = 1.7 x 3,456/1,000= 5.87 or  6 Stalls

Commercial Provided:  6 Stalls

Required Accessible Parking Spaces: 1  (CBC 11B-208.2)
Provided Accessible Parking Spaces: 1

TOTAL PARKING PROVIDED:  22 Stalls

Residential Motorcycle Required: 2.6
Residential Motorcycle Provided: 2, Incentive used

Commercial Motorcycle Required: 2
Commercial Motorcycle Provided: 0, Incentive used

Residential Bicycle Required: 10.8
0.4 x 22 (1BR or Studio over 400 SF)= 8.8
0.5 x 4 (2BR)= 2.0

Residential Bicycle Provided: 12

Commercial Short Term Bicycle Required: 2
Commercial Short Term Bicycle Provided: 3

Commercial Long Term Bicycle Required: 1
Commercial Long Term Bicycle Provided: 2

CARPOOL | VANPOOL | EV REQUIRED: 1
CARPOOL | VANPOOL | EV PROVIDED: 1

PARKING CALCULATIONS

VICINITY MAP N.T.S

1

UNIT TYPES

PRIVATE OUTDOOR AREA CALCULATION

Total Building SF

Residential 16,006 SF
Commercial  3,456 SF
Circulation  1,144 SF
Basement Level [exempt]  3,499 SF
Parking [exempt]  8,271 SF
Residential Patio [exempt]  2,444 SF
Commercial Patio [exempt]  480 SF
Outdoor Circulation [exempt]  2,130 SF
Outdoor Common Area [exempt]  600 SF
Residential Storage [exempt]  1,774 SF

TOTAL Project Gross SF: 39,804 SF
TOTAL Proposed Gross FAR: 20,606 SF

TYPE  Count SF Attic SF Total 
Studio 4 415  45 1,840 SF
Studio 2 428  45  946 SF
1 BR, 2 Bath 4 417  -- 1,668 SF
1 BR, 2 Bath 2 430  --  860 SF
1 BR, 2 Bath 4 559  115 2,696 SF
1 BR, 2 Bath 2 555  137 1,384 SF
1 BR, 2 Bath 4 599  155 3,016 SF
2 BR, 2 Bath 3 797  -- 2,391 SF
2 BR, 2 Bath 1 786  --  786 SF

Totals:  26  15,587 SF

Average unit SF: 599.5

Level 1        Count SF  Total
1 BED 2BTH 2 177  354 SF
1 BED 2BTH 4 171  684 SF

Level 2  Count SF  Total
Studio 5 48  240 SF
Studio 1 50 50 SF
1 BED 1BTH 4  118  472 SF
1 BED 1BTH 6 83  498 SF
2 BED 2BTH 2 48  96 SF
2 BED 2BTH 1 29  29 SF
2 BED 2BTH 1 21  21 SF

 Total:  2,444 SF

COMMON OUTDOOR AREA CALCULATION

Level 2  Total
Common Area 1  456 SF
Dispersed Common Areas  144 SF

 Total:  600 SF

OUTDOOR AREA

BY LEVEL CALCULATIONS

DRAWING INDEX

ATTACHMENT 14
A

TT
A

C
H

M
EN

T 
14

1111Wht<? 

lb .. ,Rotbna 

....... ... 
Q La~ Yiteuu Cr " 

" 

""" 

~lntl~Jolbl 

1 a•ia Or J•i 

£)~[ 

LIi Jc/1:i ll'ldt.i:.lr~ 9 

Ubrary 

Bloarrv.,9 

.. 

foe Sbnd 

,Mal 

Q 

B 

L, J 

f' 



ISSUE DATES:

PROJECT NUMBER:

SHEET TITLE:

SHEET NUMBER:

STAMP:

DRAWN BY:
CHECKED BY:

N
O

T
 F

O
R

 C
O

N
S

T
R

U
C

T
IO

N

PROJECT NAME:

CONSULTANT:

703 16th Street, Suite 200
San Diego
California 92101
P 619.704.2700
F 619.704.2699
www.avrpstudios.com

S

AGENCY NUMBER:

|

A
L
L
 I
D

E
A

S
, 

D
E

S
IG

N
  

A
R

R
A

N
G

E
M

E
N

T
S

, 
A

N
D

 P
L
A

N
S

 I
N

D
IC

A
T

E
D

 O
R

 R
E

P
R

E
S

E
N

T
E

D
 B

Y
 T

H
IS

 D
R

A
W

IN
G

 A
R

E
 O

W
N

E
D

 B
Y

 A
N

D
 A

R
E

 T
H

E
 P

R
O

P
E

R
T

Y
 O

F
 A

V
R

P
S

T
U

D
IO

S
, 

IN
C

. 
A

N
D

 W
E

R
E

 C
R

E
A

T
E

D
, 

E
V

O
L
V

E
D

, 
A

N
D

 D
E

V
E

L
O

P
E

D
 F

O
R

 U
S

E
 O

N
, 

A
N

D
 I
N

 C
O

N
N

E
C

T
IO

N
 W

IT
H

, 
T

H
E

 S
P

E
C

IF
IE

D
 P

R
O

JE
C

T
. 

 N
O

N
E

 O
F

 S
U

C
H

 I
D

E
A

S
, 

A
R

R
A

N
G

E
M

E
N

T
S

 O
R

 P
L
A

N
S

 S
H

A
L
L
 B

E
 U

S
E

D
 B

Y
 O

R
 D

IS
C

L
O

S
E

D
 T

O
 A

N
Y

 P
E

R
S

O
N

, 
F

IR
M

 O
R

 C
O

R
P

O
R

A
T

IO
N

 F
O

R
 A

N
Y

 P
U

R
P

O
S

E
 W

H
A

T
S

O
E

V
E

R
 W

IT
H

O
U

T
 T

H
E

 W
R

IT
T

E
N

 P
E

R
M

IS
S

IO
N

 O
F

 A
V

R
P

 
S

T
U

D
IO

S
, 

IN
C

.

DESCRIPTION: DATE:

avrp
KYPORT

architecture
urban design

interiors
graphics

SHEET     of 26

1.  DSD MIR          06.19.2019
2.  DSD 1st SUBMITTAL          09.25.2019
3.  DSD 2nd SUBMITTAL         12.12.2019

B
IM

 3
6
0
:/
/8

0
1
 P

e
a
rl
 S

tr
e
e
t/
1
9
0
0
3
 -

 T
h
e
 P

e
a
rl

.V
2
.c

e
n
tr

a
l.
rv

t
1
2
/1

2
/2

0
1
9
 1

1
:3

9
:0

0
 A

M

P
E

A
R

L
 S

T
R

E
E

T
 M

IX
E

D
 U

S
E

8
0
1

 P
E

A
R

L
 S

T
R

E
E

T
, 

L
A

 J
O

L
L

A
, 

C
A

 9
2

0
3

7

19003

T0.20

PHOTOGRAPHIC
SURVEY

PEARL STREET
MIXED USE

Author
Checker

2

ATTACHMENT 14
A

TT
A

C
H

M
EN

T 
14

r -
~ ~ 



ISSUE DATES:

PROJECT NUMBER:

SHEET TITLE:

SHEET NUMBER:

STAMP:

DRAWN BY:
CHECKED BY:

N
O

T
 F

O
R

 C
O

N
S

T
R

U
C

T
IO

N

PROJECT NAME:

CONSULTANT:

703 16th Street, Suite 200
San Diego
California 92101
P 619.704.2700
F 619.704.2699
www.avrpstudios.com

S

AGENCY NUMBER:

|

A
L
L
 I
D

E
A

S
, 

D
E

S
IG

N
  

A
R

R
A

N
G

E
M

E
N

T
S

, 
A

N
D

 P
L
A

N
S

 I
N

D
IC

A
T

E
D

 O
R

 R
E

P
R

E
S

E
N

T
E

D
 B

Y
 T

H
IS

 D
R

A
W

IN
G

 A
R

E
 O

W
N

E
D

 B
Y

 A
N

D
 A

R
E

 T
H

E
 P

R
O

P
E

R
T

Y
 O

F
 A

V
R

P
S

T
U

D
IO

S
, 

IN
C

. 
A

N
D

 W
E

R
E

 C
R

E
A

T
E

D
, 

E
V

O
L
V

E
D

, 
A

N
D

 D
E

V
E

L
O

P
E

D
 F

O
R

 U
S

E
 O

N
, 

A
N

D
 I
N

 C
O

N
N

E
C

T
IO

N
 W

IT
H

, 
T

H
E

 S
P

E
C

IF
IE

D
 P

R
O

JE
C

T
. 

 N
O

N
E

 O
F

 S
U

C
H

 I
D

E
A

S
, 

A
R

R
A

N
G

E
M

E
N

T
S

 O
R

 P
L
A

N
S

 S
H

A
L
L
 B

E
 U

S
E

D
 B

Y
 O

R
 D

IS
C

L
O

S
E

D
 T

O
 A

N
Y

 P
E

R
S

O
N

, 
F

IR
M

 O
R

 C
O

R
P

O
R

A
T

IO
N

 F
O

R
 A

N
Y

 P
U

R
P

O
S

E
 W

H
A

T
S

O
E

V
E

R
 W

IT
H

O
U

T
 T

H
E

 W
R

IT
T

E
N

 P
E

R
M

IS
S

IO
N

 O
F

 A
V

R
P

 
S

T
U

D
IO

S
, 

IN
C

.

DESCRIPTION: DATE:

avrp
KYPORT

architecture
urban design

interiors
graphics

SHEET     of 26

1.  DSD MIR          06.19.2019
2.  DSD 1st SUBMITTAL          09.25.2019
3.  DSD 2nd SUBMITTAL         12.12.2019

B
IM

 3
6
0
:/
/8

0
1
 P

e
a
rl
 S

tr
e
e
t/
1
9
0
0
3
 -

 T
h
e
 P

e
a
rl

.V
2
.c

e
n
tr

a
l.
rv

t
1
2
/1

2
/2

0
1
9
 1

1
:3

9
:0

0
 A

M

P
E

A
R

L
 S

T
R

E
E

T
 M

IX
E

D
 U

S
E

8
0
1

 P
E

A
R

L
 S

T
R

E
E

T
, 

L
A

 J
O

L
L

A
, 

C
A

 9
2

0
3

7

19003

T0.30
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PEARL STREET
MIXED USE
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LA JOLLA 

COUNTRY CLUB 

MU/RLANos 
DR. 

CITY Of' SAN 0/EGO 

\1CINIIX MAP 
NO SCALE 

- --- - INDICA TES OV.'NERSHIP LINE 

- INDICATES LOT LINES 

- INDICATES OLD LOT LINES l 
- INDICATES MINIMUM SE TBACK LIN E 

lta!OICATES CHAIN LINK FENCE 

- INDICATES WOOD FEN CE 

INDICA TES 1' INTERVAL VERTICAL CONTOUR LINE 

INOICA TES 1 /2 ' INT£RVAL vERTICAL CONiOUR LI NE 

INDICATES SPOT ELEVATION 

- SIGN 

- CONCRETE 

• FOUND SURVEY MONUMEN T AS NOTED 

Q - INDICATES TREE W/TRUNK DI AM ETER IN FEET 

ABBREYJATIONS; 
A.C. - ASPHALTIC CONCRETE SURFACE 
APN - ASSESSOR'S PARCEL NUMBER 
Cl - CENTERLINE 
CONC - CONCRETE 
COR. - CORNER 
CR - CORNER RECORD 
BF - WATER BACKFLOW VALVES 
BLD - BUILDING 
DR - GRATED DRAIN 
E - EAST 
EC - ELECTR IC CLOSET 
EB - ELECTR IC PULL BOX 
EP - ED GE OF PAVEMENT 
EPA - EDGE OF PA\o£MEN T ANGLE PT. 
E-VLT - ELECTRIC VAULT ,-.,,

7 
FF - FINISH FLOOR I'/' 
FH - FIRE HYDRANT ~ -...c'i;'II 
FP - FOOTPRINT 
FSV - FIRE SERI/ICE VALVE 
G - GROUN D SPOT ELEVATION 
GM - GAS METER 
GSO - GAS SHUT OFF 
GP - GUARD POST 
HI - HEIGHT 
IE - INVERT ELE VATION 
L/A - LANDSCAPE AREA 
MH - MANHOLE 
MHR - METAL HAND RAILING 
MS -MONUMENT SIGN 
N - NORTH 
PRKG - PARKING 
PL - PROPER TY LI NE 
PL TR - PLANTER 
PP - POWER POLE 
R/W - RIGH T OF WAY 
RSR - UTILITY RISER 
S - SOUTH 
SCO- SE½£ R CLEAN OUT 
SDMH - STORM DRAIN MANHOLE 
SLB - STREET LIGHT PULLBOX 
SMH - SE WER MANHOLE 
TC - TOP FACE OF CURB 
TCR - TELE COMM RISER 
TR - TRANSFOm,1ER 
TX - TOP FACE CURB @ OWY CUT 
TW - TOP OF WALL 
U- RSR - UTI LI TY RISER 
WM - WATER METER 
WSO - WA TER SHUT OFF 
WV - WATER VALVE 

BASIS Of ELEVATION· 
THE BEN CHMARK USED FOR THIS SURVEY 
IS THE BRASS PLUG ON SE CURB RE TURN 
OF THE INTERSECTION OF EADS AVENUE 
AND PEA RL STREE T AS PUBLISHED IN THE 
CITY OF SAN DIEGO VERTICAL CONTROL 
BENCHBOOK, OCTOBER 2011. 
ELEVATI ON: 108.494 
DATUM: MEAN SEA LEVEL 

BASIS Of BEARINGS: 
THE BASIS OF BEAR INGS FOR TH IS SURVEY 
IS THE SOUTH LINE OF LA JOLLA PARK, 
BLOCK 6, MAP 352, BETWEEN EADS AVENUE 
ANO THE ALLEY ( ALSO KN OWN AS BISHOPS 
WA Y) AS SHOWN rn~ CORNER RECORD NO. 
26263 , FILED IN OFFICE OF THE COUN TY 
RECORDER OF SAN DIEGO COU NTY MAY 08, 
2008 
LL NORTH 7 4°36'15" Et,ST. 

s 

AL TA LAND SURVEYING, INC. 
951i Grossmont Summit Dr . 
La Mesa , CA 91941 
Phone . (619) 113•25B2 
alralandsurve CO m 

389.J ALTA MAP.OWC ~'l'I 19-3893 DAT£: 05/03/1 9 
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ALTA / NSPS LAND TITLE SURVEY 
801 PEARL STREET, SAN DIEGO, CALIFORNIA, 92037 
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I STAM PED "LS 5016" 
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I TO COR BLK 6 
t PER CR l 0893 
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I ~ FD LEAD W/DISC 
I/ STAMPED "LS 4863" 

• AT 7.00' OFFSET 
I TO COR BLK 6 
I PER CR 26 263 & 10893 

: 7.00' 

I 
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I 
I 
I 
I ) FD LEAD W/DISC 
/, ST AMPED "LS 4863" 

AT 7.00' OFFSE T 
TO COR BLK 6 
PER CR 26263 10893 

PARKING COUNT 
13 REGULAR STR IPED PARKING SPACES 

2 HAND ICAP SPACES 
15 TO TA L STRIPED PARKING SPACES 

FLOOD ZONE· 
ZONE - "X" PER FEDERAL EM ERGENCY 
MAN AGE MEN T AGENCY MAP NO. 
06073C 1584G MAP REVISED 5-1 6 - 2012. 

ZONE "X" DENOTES AREAS DETERMINED TO 
BE OUTSIDE THE 0.2% ANNUAL CHANCE 
FLOODP LAI N. 

SHEET 1 OF 1 SHEET 

ASSFSSOR1S PARCEi NO / OWNER· 
APN · .350 - 6 11- 01 - 00 

1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR 
REFERRED TO COVERED BY TH IS REPOR T IS : 
A FEE 

2. TITLE TO SAID ESTATE OR INTEREST AT THE DA TE HEREOF IS VESTED 
IN 
MARK A. CONGER AND BECKY M. CONGER, HUSBAND AND WIFE, AS 
JOINT TENANTS 

J. THE LANO REFERRED TO IN THIS REPOR T 1$ DESCRIBED AS FOLLOWS: 
SEE EXHIBIT A ATTACHED HERETO ANO MADE A PART HEREOF. 

LEGAL DESCRIPTION; 
THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF SAN DIEGO. IN 
TI--iE COU NTY OF SA N DIEGO, $TATE OF CALIFORN IA, AND 1$ DESC RIBED AS 
FOLLOWS: 

LOTS 1. 2, 3, 4, 5, AND 6. BLOCK 6 LA JOLLA PARK, IN THE CITY OF SAN DIEGO. 
COUN TY OF SAN DIEGO , STATE OF CALIFORNIA, ACCORDI NG TO MAP THEREOF NO. 
352, FILED IN THE OFFICE OF THE COU NTY RECORDER OF SAN DIEGO COUN TY, 
MARCH 22. 1887. 

LAND AREA: 
20,991.6 SQUARE FEET (0.48 2 ACRES) MOR E OR LESS 

ITEMS CORRESPONDING JO PRELIMINARY TITLE REPORT; 
B Y: CHICAGO TITLE COMPANY 

2.365 NOR THSIDE DRIVE 
SUITE 600 
SAN DIEGO, CA 92108 
PHONE: (6 19) 52 1-3500 

ORDER NUMBER: 00104108-993-SD2- CFU 

TITLE OFFICER: KEN CYR & MARK FRANKLIN 
EMAIL: c,,r- franklin@ctt.com 

EFFECTIVE DATE: APRIL 11, 2019 

THIS SURVEY WAS BASED ON A PRELI MINAR Y REPORT FOR TITLE INSU RANCE ISSUED BY 
CHICAGO TITLE COMPA NY AS REFERENCED AB OVE. EFFECTS OF TAXES, LIENS, AGRED,IENTS, 
PERMITS, DEEDS OF TRUST, ASSIGNM EN TS, UNRECORDED RIGHTS, AND TI TLE COMPANY 
REQUIREMENTS LIS TED AS EXCEPTION ITEMS A, 8, C, 1, 3, 4, 5, 6 , 7, 8, 9, 10, 11, 12 AND 
1.3, ARE NOT SURVEY REL ATED AND THEREFORE NOT LISTED ON TH IS SU RVEY. THE 
REMAINING ITEMS ARE ARE FOLLOWS: 

0 EASEME NT($) FOR PUBLI C UTILITIES, INGRESS AND EGRESS ANO RIGHTS INCIDENTAL 
THERETO AS SET FORTH IN A DOCU MENT IN FAVOR OF SAN DIEGO GAS AN O ELECTRIC 
COMPANY, RECORDED MARCH 7, 200.3 AS DOCU MENT NO. 2003- 0260876, OFFICIAL 
RECORDS 
AFFEC TS: A PORTION OF SAID LAND AS MORE PARTICULARL Y DE SCRIBED IN S AI D 
DOCUMENT AND PLOTTED HEREON . 

ZONING / $!If BEGLJl ATIONS· 
ZONE: LO TS 1-4, LJP0- 4 ( LA JOLLA PLANNED DISTRI CT 

ZONE LOTS 5 & 6. RM-1-1 (RESIDENTIAL MULTIPLE UNIT) 

ZONE DESIGN ATI ONS WERE OBTAINED FROM THE CI TY OF SAN 

DIEGO 'S LATEST OFFICIAL ZONI NG MAP TH ROUGH THE CITY'S 
WEBSITE PLANNING DIVISION LINK . 

ALL REAL PROPER TY IN THESE ZONES AR E SU BJECT TO TH E 
CON TR OLS AND REQUIR EMEN TS OF THESE ZONES. 

A TH IRD PARTY ZONING REPOR T /LETTER SP ECIFYING SI TE 
DEVELOPMENT REQUIRE MENTS FOR SAID ZONES WAS NOT 
PROVIDED TO THI S SURVEYOR BY THE CLIENT. THE LISTING 
ANO DEPIC TION OF SETBACK REQUIREMENTS, BU ILDING 
H EIGHTS, FLOOR SPACE AREA RESTRICTIONS, AND PARK!NG 
REQU IREMENTS ARE THEREFORE NOT LISTED H EREON AS PER 

2016 TABLE 'A' ITEM 6(0) ANO/OR 6(b) REQUIREMEN TS 

STATEMENT Of ENCROACHMENTS: 
@ PLANTER WALL LYING WITHIN SUBJECT PROPERTY AS SHO'NN HEREON 

@ CONCRETE CURB LYING WITHIN THE PUBLI C RIGHT- OF- WAY AS SHOWN HEREON 

SURVEYORS NOTES· 
AS OF THE DATE OF THIS SURVEY 

I. THERE WAS NO EVIDENCE OF RECENT EARTH MOVIN G WORK, BUILDING CONSTRUCTION, 
OR ADDITIONS OBSERVED ON SUBJECT PROPER TY IN THE PROCESS OF CONDUCTING THE 
FIELDWORK . (TABLE ' A' ITEM 16) 

2. THERE IS NO INFOR MATION AVAILABLE FR OM THE CONTROLLIN G JU RISDICTION FOR 
PROPOSED CHANGES IN STREET RIG HT- OF- WAY LI NES. NO EVIDENCE OF RECENT STREET 
OR SIDEWALK CONSTRUC TION OR REPAIRS WERE OBSERVED. ( TABLE 'A' ITEM 17) 

3. THERE WERE NO LOCATION(S) OR MARKERS OF WETLAND AREAS DELINEATED ON THE 
PREM ISES BY QUALIFIED SPECIALISTS. (TAB LE 'A' ITEM 18) 

4. THERE IS/ARE NO OFFSITE ( I.E., APPUR TENANT) EASEMENTS OR SERVITUDES 
DISCLOSED IN THE DOCUMENTS IN THE TITLE REPORT PRO VIDED OR OBTAINED AS PART 
OF THIS SURVEY. ( TAB LE 'A' ITEM 19) 

5. THE BEARINGS AND DISTAN CES OF THE PROPERTY BOUNDARY SHOWN HEREON FORMS 
A MA TH EMATICALLY CLOSED FIGURE. 

6 . THE SUBJECT PROPER TY HAS DIRECT PHYSICAL ACCESS TO PEARL STREET, EADS 
AVENUE, AND THE ALLEY (CURREN TLY REFERRED TO AS BISHOPS LANE) WlTHIN BLOCK 6, 
ALL PU BLICLY DEDICATED PER LA JOLLA PARK , MAP 352. 

7. EXCEP T AS LISTED HEREON, THERE ARE NO OTHER EN CROACHMENTS ONTO SU BJECT 
PROP ER TY FROM NEIGHBORING PARCELS OR INTO ADJOINING PROPERTY/PUBLIC 
RIGHT- OF- WA YS FR OM IMPROVEMENTS WITHI N SU BJECT PROPERTY 

SURVEYORS CERTIFICATE 
TO: MARK A. CONGER AND BECKY M CONGER, HUSBAND AND WIFE, AS JOINT TENANTS, 
THEIR SUCCESSORS AND ASSIGNS AND CH ICAGO TITLE COMP AN Y OF tOR USE WITH 
PRELIM INARY Tl 'lLE REPORT ORDER NO . 00104108- 99 3-SD2-CFU, ANO ONLY FDR USE 
WI TH THIS TRANSACTION. 

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND TH E SURVEY ON WHICH IT IS BASED 
WERE MADE IN ACCORDANCE WITH " 2016 MIN IMUM STANDARD DETAIL REQU IREMENTS FOR 
ALTA/NSPS LAN D TITLE SURVEYS . JOINTLY EST ABLI SHED AND ADOP TED BY ALTA. AND 
NSPS, AND INCLUDES ITEMS 2, 3, 4, 5, 6(a), 7(o)(b)(1)( c ), 8 . 9 . 10(0), 11 (OBSERVED 
EVIDENCE ONLY, COLLECTED PURSUANT TO SECTION 5.E.iv. OF TH E REQUIREMEN TS) , 13, 
16, 17, 18, 19, AND 20 INCLUSIVE, OF TABLE 'A' THEREOF. 

THE FIELD WORK WAS PERFORMED ON MAY 2, 2019 

MIGUEL A. MAR TINEZ 
P. L.S. 744 3 
LIC. EXP. 06/.30/20 

05/0J/79 
DA TE 



UP

DN

DN

UP

R
 3

00
' -

 0
"

R
 3

00
' -

 0
"

R 300' - 0"

SITE
PEARL STREET

E
A

D
S

 A
V

E
N

U
E

B
IS

H
O

P
S

 L
A

N
E

F
A

Y
 A

V
E

N
U

E

D
R

U
R

Y
 L

A
N

E

G
IR

A
R

D
 A

V
E

N
U

E

M
A

B
E

L
 B

E
L
L
 L

A
N

E

D
R

A
P

E
R

 A
V

E
N

U
E

SILVER STREET

115' - 11"

FIRE HYDRANT

1. FIRE APPARATUS ACCESS ROADS AND WATER SUPPLIES FOR FIRE PROTECTION, SHALL 
BE INSTALLED AND MADE SERVICEABLE PRIOR TO AND DURING TIME OF 
CONSTRUCTION  CFC 501.4 

2. PROVIDE BUILDING ADDRESS NUMBERS, VISIBLE AND LEGIBLE FROM THE STREET OR 
ROAD FRONTING THE PROPERTY PER SAN DIEGO MUNICIPAL CODE SECTION §95.0209

3. POST INDICATOR VALVES, FIRE DEPARTMENT CONNECTIONS, AND ALARM BELL ARE TO 
BE LOCATED ON THE  ADDRESS/ACCESS SIDE OF THE STRUCTURE. A WEATHER 
RESISTANT SIGN WITH CORROSION RESISTANT CHAIN OR FASTENER SHALL BE 
PROVIDED INDICATING THE ADDRESS, PORTION OF THE BUILDING SERVED AND THE 
MINIMUM REQUIRED PUMP PRESSURE AT THE FDC. 

4. SAN DIEGO MUNICIPAL CODE SECTION §55.0507 ITEM (C) HYDRANT LOCATIONS SHALL BE 
IDENTIFIED BY THE INSTALLATION OF  REFLECTIVE BLUE COLORED MARKERS. SUCH 
MARKERS SHALL BE AFFIXED TO THE ROADWAY SURFACE, APPROXIMATELY CENTERED 
BETWEEN CURBS, AND AT A RIGHT ANGLE TO THE HYDRANT.

5. AT LEAST ONE FIRE EXTINGUISHER WITH A MINIMUM RATING OF 2-A-10-BC SHALL BE 
PROVIDED WITHING 75 FEET  MAXIMUM TRAVEL DISTANCE FOR EACH 6,000 SQUARE 
FEET OR PORTION THEREOF ON EACH FLOOR.  CFC SEC. 906

6. STAIRWAYS EXITING DIRECTLY TO THE EXTERIOR OF A BUILDING FOUR OR MORE 
STORIES IN HEIGHT SHALL BE  PROVIDED WITH A MEANS FOR EMERGENCY ENTRY FOR 
FIRE DEPARTMENT ACCESS.  DOOR SCHEDULE WILL REFLECT EMERGENCY ENTRY 
REQUIREMENT.

7. EMERGENCY SYSTEMS CONFORMING WITH CFC SECTION 604 AND THE CALIFORNIA 
ELECTRICAL CODE SHALL BE PROVIDED.  

8. VEGETATION SHALL BE SELECTED AND MAINTAINED IN SUCH A MANNER AS TO ALLOW 
IMMEDIATE ACCESS TO ALL  HYDRANTS, VALVES, FIRE DEPARTMENT CONNECTIONS, 
PULL STATIONS, EXTINGUISHERS, SPRINKLER RISERS, ALARM CONTROL PANELS, 
RESCUE WINDOWS, AND OTHER DEVICES OR AREAS USED FOR FIREFIGHTING 
PURPOSES. VEGETATION OR BUILDING FEATURES SHALL NOT OBSTRUCT ADDRESS 
NUMBERS OR INHIBIT THE FUNCTIONING OF ALARM BELLS, HORNS OR STROBES.

9. DECORATIVE MATERIALS SHALL BE MAINTAINED IN A FLAME-RETARDANT CONDITION.  
CFC SEC. 804

10. ALL BUILDINGS AND SITES UNDERGOING CONSTRUCTION, ALTERATION, OR DEMOLITION 
SHALL COMPLY WITH THE REQUIREMENTS OF CHAPTER 33 OF THE CFC.

11. CFC 105.4.4 - CONSTRUCTION DOCUMENTS APPROVED BY THE FIRE CODE OFFICIAL ARE 
APPROVED WITH THE INTENT THAT SUCH CONSTRUCTION DOCUMENTS COMPLY IN ALL 
RESPECTS WITH THE CFC.  REVIEW AND APPROVAL BY THE FIRE CODE OFFICIAL SHALL 
NOT RELIEVE THE APPLICANT OF THE RESPONSIBILITY OF COMPLIANCE WITH THIS 
CODE.

12. FIRE PROTECTION EQUIPMENT SHALL BE IDENTIFIED IN AN APPROVED MANNER.  ROOMS 
CONTAINING CONTROLS FOR A/C SYSTEMS, SPRINKLER RISERS AND VALVES, OR 
OTHER FIRE DETECTION, SUPPRESSION OR CONTROL ELEMENTS SHALL BE IDENTIFIED 
FOR THE USE OF THE FIRE DEPARTMENT.  APPROVED SIGNS REQUIRED TO IDENTIFY 
FIRE PROTECTION EQUIPMENT AND EQUIPMENT LOCATION SHALL BE CONSTRUCTED OF 
DURABLE MATERIALS, PERMANENTLY INSTALLED AND READILY VISIBLE.

FIRE NOTES LEGEND

T TRASH CONTAINERS

EXISTING RED CURB

KB KNOX BOX

KBS KNOX BOX SWITCH

AERIAL FIRE ACCESS

EXISTING FIRE HYDRANT

GENERAL NOTES

1. KNOX BOX ARE TO BE INSTALLED WITHIN 10 FEET OF THE MAIN ENTRANCE TO THE 
BUILDING AT A HEIGHT NOT TO EXCEED SEVEN (7) FEET ABOVE FINISHED GRADE 
MEASURED FROM THE TOP OF THE BOX (BUT PREFERABLY AT FIVE (5) FEET. F. PB 
POLICY: K-15-2 VII
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KBS

BUILDING ADDRESS
801 PEARL STEET

BACKFLOW

FDC WITH SPRINKLER 
ALARM BELL ABOVE
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ATTACHMENT 14
A

TT
A

C
H

M
EN

T 
14

APN 
350-452-07 

I EXIS11N) 5• 
H.P. GAS ~ER 

27902-9/---0 

POINT •a• "' APN 350-471-23 
.; 7525 EADS A VENUE 

APN 350-471-14 
844 PEARL STREET 

IMPERVIOUS AREA TABULATION 
ON-SITE: 
TOTAL DISTURBED AREA: 
EXISTING IMPERVIOUS AREA: 
PROPOSED IMPERVIOUS AREA: 
TOTAL IMPERVIOUS AREA: 

20,567 SQ. FT. 
19,556 SQ. FT. 
16,260 SQ. FT. 
17,153 SQ. FT. 

OFF-SITE: 
TOTAL DISTURBED AREA: 7,751 SQ. FT. 
EXISTING IMPERVIOUS AREA: 7,457 SQ. FT. 
PROPOSED IMPERVIOUS AREA: 6,387 SQ. FT. 
TOTAL IMPERVIOUS AREA: 6,387 SQ. FT. 

GRADING QUANTITIES 
J IS11NG 

UNDERGROUND 
1ELEPHONEf,CABLE 

PER D
1
WG NO. 

2790 -9-D 

EXISTfNG 3/__4" PVC 
UNDERGROUND 1ELEPHONE 
PER DWG NO. 27902-9-D 

X/S7/NG-LfAD--~ -;::--.
1 

........... j__ __ ""'_:_:_:_.,....o.,...-I-------------+----fX-,s-rr_N_G_2_1·-vc-s-fll:ER_-=_ ::---: 
W/DISq SURVfY - - - ~ . MAIN PER DWG NO. 

- t-1 ~ 'IONU,MENJ_[O_ . -- - - 1'1659-7=0-

GRADED AREA 

CUT QUAN11TfES 

FILL QUAN1111ES 

20,567 SQ-FT 

2080 [CYD] 

40 [CYD] 

MAX. CUT DEPTH: INSIDE BUILDING FOOTPRINT 14.2 [FT] OUTSIDE: 0.5 [FT] 

MAX. FILL DEP/H: INSIDE BUILDING F001PRINT 0.4 [FT} OUTS/OE: 1.4 [FT} 

EXPORT 2040 [CYD] 

/HIS PROJECT PROPOSES TO EXPORT 2040 CUBIC YARDS OF MA 1ERIAL FROM /HIS EXISllNG UNDERGROUND Et£C711/C 3 
PER- DWG NO. -2-7902-9-D -

BE PR01EC1ED "l 
·---

0 

£XIS11NG 15" VC SEWfR ~ 
-- 11101'/lnJl'IE PEFrDWGr/0. - -

1279-0 & 27902-9-D 
EXISTfNG 12" AC WA 1ER 

f /N-PbAGf
EX/S11NG U11LITY BOX 

si~ ~~Nfo ~:~r-:- ~ 
b 
0 

- "' - _ LIMIT OF __ .,~· . 
SAWCUT, 
GRIND & 
OVfRLAY 

PEARL STREET 

-/NS·T-Abl. S111EEf-111EE 
PER SOL -101 (TYP.) 

CLOSURE OF 
EXIS11NG 
DR/VfWA Y PER 
SDG-156 

r,iW CURB-
RAMP PER 

SDG-137 
TYPED 

EXISTfNG AC S111EET 

INSTALL ALLEY APRON 

S/Tt. ALL EXPORT MA 1ERIAL SHALL BE DISCHARGED TO A LEGAL DISPOSAL S/Tt. /HE 
APPROVAL OF /HIS PROJECT DOES NOT ALLOW PROCESSING AND SALE OF /HE MA 1ERIAL 
ALL SUCH AC11V/TfES REQUIRE A SEPARA 1E COND/TfONAL USE PERMIT. 

SURVEY NOTE: 
MAIN PER DWG NO. 

14659=7=v-
I £XIS11NG FIRE 

H1YDRAN.J:_TO BE--I -
PROIEf lED IN PLACE 1 

EXJS11NG UNDERGROUND { / I 108.38 \ 
ELEC111/C PER DWG NO. ~ 0 107.88 FL I 

__ -1~59-7~0__ I INSTALL NEW PED __ -1 
• EX SSMH -, \ ~ RAMP PER 

--- rJ:t::C!c/£luif!f,fj;- ?TO-REMAIN)- 1- 11-~r'f;. - - A 
DWG NO. 27902-9-D R/M=/08.18 ',r, M 

I.E.=101.92 l 
- -+---~ -XIS.fil/Q__ 30" VC SEWER MAIN PER -r-----1 

DWG NO. 1465~-5-D & 13369-23-D I 1--1 

_f/(ISTfNG BRASS PLUG '-
--- --SU('VfrlifONIJIJENT TO -

NOTE: ALL ROOF & DECK 
DRAINAGE TO BE 

ROUTED TO MODULAR 
WETLAND SYSTEM 

BE REPLACED IN KIND I 
I INSTALL 0-27 

SJ • £WALK UNDERDRAIN 
IE 108.07 

Q(DCV)=0.1 CFS 
V(DCV)=1.4 FPS 

80.0' 

INSTALL 8" 
C ,NCRETt CURB 
NgR/H OF DWY TOO' _j r ER SDG-150 · 

INSfALL MODIFIED 0-25 
CU B OUTLET TYPE 'A' 

FL 110.43 
0100=1.9 CFS 
V100=2.4FPS 

14.0' 26.0' 

ENGH RESURFACING 
PER SDG-107 

~o.o· 

I 
I 

d 
EXIS11NG 8" AC WA 1ER MAIN 

PER D NO. 14659-5-D 
A 

[112.23 FL) I I / 

CLOSUR'c-n.'-;/ I / 
EXlSTfl/G DR1VfWA Y I / 

r R SDG-156 ii 

IMPORTANT NOTICE 

Section 4216 of the Government 

EX/S11NG 
CONCRETt 

S111EET 

Code requires that a Dig Alert Identification 
Number be issued before o 

"Permit to Excavate" will be valid. 
For your Dig Alert I.D. Number Call 

Underground Service Alert at 
8-1-1 

PASCO LAREY SUITER 
~ ffil.~~©eiffil.urE~ 

535 North Highway 101, Ste A, Solana Beach, CA 92075 
ph 858.259.82121 fx 858-259-48121 plsaengineering.com 

I 
I 

I 

b 
t---- · ~ --- ---1- m~ENCH RESURFACING-I-

PER SDG-107 
110.42 FL 

INSTALL 
CURB & 
GUTTtR 
- PER-

SDG-151 

0 
0 -

CfJOSURE OF EXISTfNG PALM 
I EXIS11NG 771ff TO BE 
DR/VfWAY PROIEC1ED IN 

--4---11.F"-- PER - - - PL"lfCE-
< SDG-156 
- _ - -_ - - 109.Ju Tc-

- - ~ 108.B0 FL 

.-.'.~ ,:i,..:'"7"'_:se·• .· -. ~-~ 

. ; l 7 '~5;, 

COVfRED ~ 4FS 
COMMERCIAL PA TfO ,,.,. _.,. PROPOSED 

INSTALL PVJ.. ,,.,. BUILDING 
S.f), -a!ANOUT F001PRINT 
Fp 108.65 COMMERCIAL A 

fa. 10B.15 FF=109.58 
/ 

INSTALL 0-27 / 
SIDEWALK UNDERDRAIN 

E S11NG WA IER 
RV/CE TO BE 

__ _ _!(l4LED AT MAIN 

INSTALL NE 
- ---\-- SIDzy!Al K- f>°" 

IE 110.36 
0 - - Q=100= =---'i<0.'-.:06 CFS- f - -
~ V100=1.22 FPS 

Sf!Gc:J55 

110.30 FS I 
□ 110.27 FS I 

---/ .r1,"" 

mno TC '-il-H -
110.20 FL 

"' <o 

COMM~AL B ALLEY 10' SIGHT 
R'=110.30 VISIBILITY 

,,.,. 111/ANGLE (NO 

_ .,.._,_PER SDG-120 --

EX. SSMH (TO REMAIN) 
RIM=110.96 
I.E.= 103.43 

- '...MAICH 
EXJS11NG SPIIKE & 

~ - WASHER-SUR-V&~ 
MONUMfNT- TO-B~s--;;;;;;;;;;;;;;;;;;;;;;;;;;; 
RcPL"A'Cl:'D~fFK/f/.rF 

MATCH 

EXlS11NG PEDES111IAN 
RAMP TO BE 
PROIECIED IN PLACE 

350-611-15 
PEARL STREET 

SURVEY COMPLETED BY: 
GARY MELLOM 
PASCO LARET SUITER & ASSOC/A TES 
535 NORTH HIGHWAY 101, SUITE A 
SOLANA BEACH, CA 92075 

ALL TOPOGRAPHIC INFORMATION SHOWN HEREON WAS PROVIDED BY OTHERS 
AND IS ASSUMED TO BE COMPLETE AND ACCURATE. PLSA HAS NOT 
PROVIDED ANY VER/FICA TION OF EXISTING SITE TOPOGRAPHY. 

BASIS OF BEARINGS: 
THE BASIS OF BEARING FOR THIS SURVfY IS THE CALIFORNIA COORDINATE 
SYSTEM 1983 (CCS83), ZONE 6, 2017.5 EPOCH, AND IS DETERMINED BY G.P.S. 
MEASUREMENTS TAKEN ON 7/16/2019 AT POINTS A& 8 SHOWN HEREON. 
POINTS A&B WERE ESTABLISHED FROM CONTINUOUSLY OPERA TING REFERENCE 
STATIONS (CORS) P475 AND SI05 DERIVED FROM GEODEnc VALUES 

D'.)8J£CTS H/91/B?llla=-==f===JISeerc==ll 
/HAN 24/ TALL) 

EX. SSMH (TO REMAIN) 
RIM=112.09 

PUBLISHED BY THE CALIFORNIA SPATIAL REFERENCE CENTER (CSRC) AND/OR 
NATIONAL GEODETIC SURVEY (NGS), RESPECTIVELY. BEARING A-B: N1'3'0"W 

EASEMENT NOTE: 

D P RKIN LOT- U/Lg! ---

LOB r' & MAIL ROOM 

113.21 TG 
111.73 IE 

E,of 10' SIGHT RESJDEN11AL FF=/10.67 EXIS11NG 6" SEWER LA1ERAL 
MS/BIL/TY 111/ANGuf BICYCLE ROOM PROJECT SITE TO BE CUT & CAPPED 1/1 p~ 

(NO OBJECTS HIG/£R APN .350-611-01 EXIS11NG SDG&,t -~·~ ; ~.~ 
1 I LOTS 1-6, BLOCK 6 SEWER SUMP P't/ 

' LA JOLLA PARK, MAP .352 IURN}Rog,;ND 
T} o 

ijcLE I 
si; 

OU 
PW 

UMP i; 
FER i; 

N .,,..J 
222 < 

APN 350-611-02 ...._, 
7451 EADS A VENUE #53 

110.91 BW 
LIMITS OF WORK 

EX/S11NG 7Jlff TO BE 
PR01EC1ED IN PLACE 

PRELIMINARY SITE DRAINAGE PLAN 
SCALE: 1"=20' 

PROPOSED ENCROACHMENT AGREEMENT TABLE 
APPROVAL TYPE: DESCRIP110N 

EMRA EIGHT (8) - SDL-101 STREET TREE & LANDSCAPE IRRIGATION 

EMRA TWO (2) - 0-27 SIDEWALK UNDERDRAIN 

EMRA ONE (1) - MODIFIED 0-25 CURB OUTLET 

'*PRIOR TO ISSUANCE OF A RIGHT-OF-WAY CONSTRUCTION PERMIT AN 
ENCROACHMENT MAINTENANCE AND REMOVAL AGREEMENT, MUST BE OBTAINED. 

~ GR[ 
v ,::,, ,. 

MATC 

No. 73620 

WILLIAM GREGG MACK P.£. 73620 

•.• -:.19.0· 

I.E.=106.26 
I 
✓} 

INSTALL NEW 
SEWER LA 1ERAL 
PER SDS-105 
IE 1/1 MAIN 106.99 

*NOTE: PVT. BACKWATER 
DEV/Cf PER SDS-104 TO 
BE INSTALLED ON SITE. 
BASEMENT ELEVATION 
BELOW SEWER MAIN 
INVERT ELEVATION 

EXIS11NG LEAD W/ DISC 
SUR\IEY MONUMENT TO BE 
REPLACED IN KIND 

APN 350-611-12 

EXIS11NG SDG&E 
U11LITY BOXES TO 
REMAIN IN PLACE 

i---~_ "C_ it- tx/S11NG B" PVC 
SEWER MAIN PER DWG 
NO. 27902-9-D 

MATCH 
~ :; ;. APN 350-611-11 
\ .,.'.;'.:~ ·• ,:,. 7452 FAY AVENUE #54 

I.~-~/:.-.\> MATCH 
L,j . -:~ r: .. 
>;'":.;,_ . ) \ 0

' EX/S11NG EASEMENT FOR PUBLIC 
·· .. ;;( ·. ;.-:,--.':"-,: UTfLl11ES, INGRESS OR EGRESS, 

.:/.\. '<{<:· ~z~:I~~1zc~f~bA~At AND 

.·(>t <)>': ~L_ff~I~ C~A~~ RECORDED 

:· .\/:- _. :" ;-::' .. _ DOCUMENT NO. 2003-0260876 . . ., 

GRAPHIC SCALE: 1" = 20' 

EASEMENT(S) FOR PUBLIC UTILITIES, INGRESS AND EGRESS AND RIGHTS 
INCIDENTAL THERETO AS SET FORTH IN A DOCUMENT IN FAVOR OF SAN DIEGO 
GAS AND ELECTRIC COMPANY, RECORDED MARCH 7, 2003 AS DOCUMENT NO. 
2D03-0260876, OFFICIAL RECORDS. 

AFFECTS: A PORnON OF SAID LAND AS MORE PARTICUARL Y DESCRIBED IN 
SAID DOCUMENT AND PLOTTED HEREON. 

ZONING/SITE REGULATIONS: 
ZONE: LOTS 1-4 , LJPD 1-4 (LA JOLLA PLANNED DISTRICT) 

ZONE: LOST 5 & 6, RM-1-1 (RESIDENTIAL MULTIPLE UNIT) 

ZONE DESIGNATIONS WERE OBTAINED FROM THE CITY OF SAN DIEGO'S LA TEST 
OFFICIAL ZONING MAP THROUGH THE CITY'S WEBSITE PLANNING DIVISION LINK. 

ABBREVIATIONS 
BW BOTTOM OF WALL 
TW TOP OF WALL 
1F TOP OF F0011NG 
FS FINISH SURFACE 
FF FINISH FLOOR 
FL FLOW LINE 
TC TOP OF CURB 
GF GARAGE FACE 
IE INVfRT ELEVA 110N 
TG TOP OF GRA 1E 
HP HIGH POINT 
18 INFO BULLE11N 
BC BEGIN CURVf 
EC END CURVf 
SYSB SIDE YARD SE713ACK 
FYSB FRONT YARD SE713ACK 
RYSB REARY YARD SE713ACK 

CONSTRUCTION PERMITTING NOTES: 
PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERM/TEE SHALL 
ENTER INTO A MAINTENANCE AGREEMENT FOR THE ONGOING BMP MAINTENANCE, 
SATISFACTORY TO THE CITY ENGINEER. 

PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERM/TEE SHALL 
INCORPORATE ANY CONSTRUCTION BEST MANAGEMENT PRACTICES NECESSARY TO 
COMPLY WITH CHAPTER 14, ARTICLE 2, DIVISION 1 (GRADING REGULATIONS) OF THE 
SAN DIEGO MUNICIPAL CODE, INTO THE CONSTRUCnON PLANS OR SPECIF/CA nONs. 

PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERM/TT££ 
SHALL SUBMIT A WA 7E'R POLLUTION CONTROL PLAN(WPCP). THE WPCP SHALL 8£ 
PREPARED IN ACCORDANCE WITH THE GUIDELINES OF PART 2 CONSTRUCTION BMP 
STANDARDS CHAPTER 4 OF THE C/Tr'S STORM WATER STANDARDS. 

,___j ----I~ 1--1-~i 
20 10 0 

SHEET INDEX: 
SHEET 1 - PRELIMINARY SITE DRAINAGE 
SHEET 2 - SECTIONS & DETAILS 

20 40 60 

SHEET 3 - POST CONSTRUCT/ON BMP PLAN 

STORMWATER REQUIREMENTS NOTE: 
THE PROPOSED PROJECT WILL COMPLY WITH ALL THE REQUIREMENTS OF THE CURRENT CITY OF SAN 
DIEGO STORM WATER STANDARDS MANUAL BEFORE A GRADING OR BUILDING PERMIT IS ISSUED. IT IS THE 
RESPONSIBILITY OF THE OWNER/DESIGNER/APPLICANT TO ENSURE THAT THE CURRENT STORM WATER 
PERMANENT BMP DESIGN STANDARDS ARE INCORPORATED INTO THE PROJECT. 

VICINITY MAP 
N.T.S. 

OWNER/APPLICANT 
MODNLIVING PEARL, LLC 
939 COAST BOULEVARD, UNIT 48 
LA JOLLA, CA 92037 

REFERENCE DRAWINGS 
1MPROVfMENT PLAN FOR BISHOPS LANE (ALLEY) ________ 27902-9-0 (SEWER) 
IMPROVfMENT PLANS FOR EADS A \IENUE 14659-5-D (WA 1ER) 
1MPROVfMENT PLANS FOR PEARL S111EET 1279-D (SEWER) 

SITE ADDRESS 
B01 PEARL S111EET 
LA JOLLA. CA 92037 

BENCHMARK 
ELEVA 110NS SHOWN HEREON ARE BASED ON CITY OF SAN DIEGO VfR11CAL CON1110L: 

DESCR/PTfON: BRASS PLUG BENCHMARK ON SOU/HEAST CURB RE/URN OF THE 
INTERSEC110N OF EADS A VfNUE AND PEARL S/REET 

ELEVA llON: 108.494 
DA /UM: NGVD 29 

EXIST. LEGAL DESCRIPTION 
/HE LAND REFERRED TO HEREIN BELOW IS SI/VA 1ED IN /Hf CITY OF SAN DIEGO, IN /HE COUNTY 
OF SAN DIEGO, STA 1E OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: 

LOTS 1,2,3,4,5, AND 6, BLOCK 6 LA JOLLA PARK, IN /HE CITY OF SAN DIEGO, COUNTY OF SAN 
DIEGO, STA 1E OF CALIFORNIA, ACCORDING TO MAP /HEREOF NO. 352, FILED IN /HE OFFICE OF /HE 
COUNTY RECORDER OF SAN DIEGO COUNTY, MARCH 22, 1887. 

ASSESSORS PARCEL NUMBER 
350-611-01-00 

LEGEND 
EXISTING IMPROVEMENTS 
l1EM 
EXISTfNG WA 1ER SERVICE & METER 

EXISTfNG SEWER LINE 

EXISTfNG SDG&E GAS LINE 

EXISTfNG TELEPHONE LINE 

EXISTfNG WATER VAL VE 

EXISTfNG DRIVEWAY 

EXISTfNG SIDEWALK 

EXISTfNG STREET LIGHT 

EXISTfNG POWER POLE 

EXISTING FIRE HYDRANT 

EXISTfNG PILLAR 

EXISTfNG CURB & GUTTER 

EXISTfNG SURVEY MONUMENT 

EXISTfNG EASEMENT LINE 

PROPOSED IMPROVEMENTS 
IMPROVEMENT 

S/Tt BOUNDARY 

ADJACENT LOT LINE 

RIGHT-OF-WAY 

EASEMENT LINE 

ROAD CENIERLINE 

PROPOSED CONTOUR 

EXISTfNG CONTOUR 

6" CURB & GUTTtR 

P.C.C. CONCRETt PAVING 

PERVIOUS PA VfRS 

STANDARD RETAINING WALL PER INFO BULLE11N 222 

111ENCH RESUFACING PER SDG-107 

WA 1ER SERVICE W/ ME1ER 

SEWER LA 1ERAL W/ CLEANOUT 

FIRE SERVICE 

S111EET 111EES PER SDL -101 

SWALE 

24' WIDE PCC DRI\IEWAY PER SDG-160 

MODULAR WEILAND PER 8/0CLEAN MWS-L -4-B-C 

LIMIT OF GRIND & OVfRLAY 

NEW 6" CONCRETt CURB PER SDG-150 

MODIFIED 0-25 CURB OUTLET 

S111UCIURAL RETAINING WALL (PER S111UCIURAL) 

GRIND & OVfRLA Y 

STORMDRAIN SUMP PUMP 

SEWER SUMP PUMP 

SYMBOL 
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DCXl 

□ 
• 

SYMBOL 
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rev1s1on date 
DSD 1ST SUBMITTAL 9/25/19 

DSD 2ND SUBMITTAL 12/12/19 

date: 12/12/19 

drawnb G. KNUDSON 

checked b : W. MACK 
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0.17' 
PEDES/RIAN 

EASEMENT 
PROEC R/W 

SITE: 1----------'-'14r..c.1 ls-' ----1 

SECTIONS & DETAILS 
PEARL STREET MIXED-USE 

PE:ARL~S1REET R/W 

I 

PROPOSED 
BUILDING WALL 8.0' 6.17' 

I 
PARKWAY 

PASCO LAREY SUITER 
~ ffil.~~©eiffil.urE~ 

535 North Highway 101, Ste A, Solana Beach, CA 92075 
ph 858.259.82121 fx 858-259-48121 plsaengineering.com 

R/W 

/RAVEL LANE 

X S/REET 
/REE 

SECTION A: THROUGH TO PEARL STREET 

t 
E:ADS r VE:NUE: , 

NOT TO SCALE 

R/W 
PROECT 

I SITE: 
15.8' l----l!hlL---J--------""'-lL-+------------+-----1!t.lL_----I c-----~-----v 

EXIS11N 
S/REET /REE 

PROPOSED 
BUILDING WALL 

LIMIT or WORK 
LINE 

LANDSCAPE 
AREA 

16.36' 

rG 115.93 

/RAVEL LANE 
' 

R/W 
PROJE:Crl 

/RAVEL LANE 

t 
BISH~ LANE: 

' 

R/W 

PARKWAY COMMERCIAL 
PA110 

NOT TO SCALE 

APN 350-611-12 

PROPOSED G-21 
CONCRETE ALLEY 

SECTION C: THROUGH BISHOPS LANE (ALLEY) 

WILLIAM GREGG MACK P.£. 73620 

~ GRf 
v ,::,, ,. 

No. 73620 

NOT TO SCALE 
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FORM 
Storm Water Requirements 05_560 

Applicability Checklist 
November 2018 

Project Address: 801 Pearl Street, La Jolla, CA 92037 Project Number: 638970 

SECTION 1. Construction Storm Water BMP Requirements: 
All construction si tes are required to implement construction BMPs in accordance w ith the performance standards 
in the Storm Water Standards Manual. Some si tes are additionally requ ired to obtain coverage under the State 
Construction General Permit (CGP) I , which is administered by the State Regional Water Quality Control Board. 

For all projects complete PART A: If project is required to submit a SWPPP or WPCP, continue to 
PART B. 

PART A: Determine Construction Phase Storm Water Requirements. 

1. Is the project subject to California's statewide General NPDES permit for Storm Water Discharges Associated 
with Construction Activities, also known as the State Construction General Permit (CGP)? (Typically projects with 
land disturbance greater than or equal to 1 acre.) 

D Yes; SWPPP required, skip questions 2-4 IEJ No; next question 

2. Does the project propose construction or demolition activity, including but not limited to, clearing, grading, 
grubbing, excavation, or any other activity resulting in ground disturbance and/or contact with storm water? 

[El Yes; WPCP required, skip questions 3-4 0 No; next question 

3. Does the project propose routine maintenance to maintain original line and grade, hydraulic capacity, or origi
nal purpose of the facility? (Projects such as pipeline/utility repTacement) 

D Yes; WPCP required, skip question 4 D No; next question 

4. Does the project only include the fo llowing Permit types listed below? 

Electrical Permit, Fire Alarm Permit, Fire Spr inkler Permit, Plumbing Perm it, Sign Permit, Mechanical Perm it, 
Spa Permit. 

Individual Right of Way Perm its that exclus ively include on ly ON E of the fo llowing activities: water service, 
sewer lateral, or util ity service. 

Right of Way Permits w ith a project footpr int less t han 150 linear feet that exclusively inclu de only ONE of 
t he fo llowing activit ies: cu rb ramp, sidewalk and driveway apron replacement, pot ho ling, curb and gutter 
replacement, and retaining wall encroachments. 

0 Yes; no document required 

Check one of t he boxes below, and cont inue to PART B: 

D 

~ 

D 

If you checked "Yes" for quest ion 1, 
a SWPPP is REQUIRED. Continue to PART B 

If you checked "No" for question 1, and checked ''Yes" for question 2 or 3, 
a WPCP is REQUIRED. If the project proposes less than 5,000 square feet 
of ground disturbance AND has ress tha n a 5-foot eleva tion change over the 
entire project area, a Minor WPCP may be required instead. Continue to PART B. 

If you checked "No" for all questions 1-3, and checked "Yes" for question 4 
PART B does not apply and no document is required. Continue to Section 2. 

1. More fnformat ion on the City's construction BMP requirements as well as CGP requ irements can be found at: 
www saodiego gov/stormwater/re1;11laria os/iodex shrml 

Primed on recycled paper. Visit our web site ar WNW saocfo.11;0 govldevelopmenr-services. 
Upon reques(, this. information is ava ilable in al(erna-tJv~ formats fo( persons wirh disabilities. 

DS-360 ('I ·1 -' 8) 

SITE SPECIFIC DATA 
PROJECT NUMBER 3126 

PROJECT NAME Pearl street Mixed-Use 

Clear Page 1 

WETLANDMEDIA 
BED 

PROJECT LOCATION 

STRUCTURE ID 

801 Pean St. La Jolla. CA 

BMP#1 

PATENTED 
PERIMETER 
VOID AREA 

TREATMENT REQUIRED 

VOLUME BASED {CF) FLOW BASED {CFS) 
DRAIN OOWN LINE 

NIA 0.072 

PEAK BYPASS R[QUIRED (CFS) - IF APPLICABLE OFFLINE 

PIPE DATA I.E. MATERIAL DIAMETER 

INLET PIPE I 110.35 PVC 6" 

INLET PIPE 2 NIA NIA NIA 

OUTLET PIPE 108.66 PVC 3" 

PRETREATMENT B/OF/LTRATION DISCHARGE 

CIL 
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PART B; Determine Construction Site Priority 

This prioritization must be completed within this form, noted on the plans, and included in the SWPPP or WPCP. 
The city reserves the right to adjust the priority of projects both before and after construction. Construction 
projects are assigned an inspection frequency based on if the project has a "high threat to water quality." The 
City has aligned the local definition of "high threat to water quality" to the risk determination approach of the 
State Construction General Permit (CGP). The CGP determines risk level based on project specific sediment risk 
and receiving water risk. Additional inspection is required for projects within the Areas of Special Biological Sig-
nificance (ASBS) watershed. NOTE: The construction priority does NOT change construction BMP requirements 
that apply to projects; rather, it determines the frequency of inspections that will be conducted by city staff. 

Complete PART Band continued to Section 2 

1. □ ASBS 
a. Projects located in the ASBS watershed. 

2. □ High Priority 

a. Projects that qualify as Risk Level 2 or Risk Level 3 per the Construction General Permit 
(CGP) and not located in the ASBS watershed. 

b. Projects that qualify as LUP Type 2 or LUP Type 3 per the CGP and not located in the ASBS 
watershed. 

3. □ Medium Priority 
a. Projects that are not located in an ASBS watershed or designated as a High priority site. 

b. Projects that qualify as Risk Level 1 or LUP Type 1 per the CGP and not located in an ASBS 
watershed. 

c. WPCP projects (>5,000sf of ground disturbance) located within the Los Penasquitos 
watershed management area. 

4. IBil Low Priority 

a. Projects not subject to a Medium or High site priority designation and are not located in an ASBS 
watershed. 

SECTION 2. Permanent Storm Water BMP Requirements. 

Addit ional informat ion fo r det erm ining the requ irements is found in th e Storm Water Standards Mao, ,a l-

PART C; Determine if Not Subject to Permanent Storm Water Requirements. 
Projects that are considered maintenance, or otherwise not categorized as "new development projects" or "rede-
velopment projects" acco rding to the Storm Water Sta ndards Manual are not subject to Permanent Storm Water 
BMPs. 

lf"yes" is checked for aWe number in Part C, proceed to Part F and check "Not Subject to Perma-
nent Storm Water BMP equirements". 

lf"no" is checked for all of the numbers in Part C continue to Part D. 

1. 

2. 

3. 

Does the project only include interior remodels and/or is the project entirely within an 
existing enclosed structure and does not have the potential to contact storm water? 

Does the project only include the construction of overhead or underground utilities without 
creating new impervious surfaces? 

Does the project fall under routine maintenance? Examples include, but are not limited to: 
roof or exterior structure surface replacement, resurfacing or reconfiguring surface parking 
lots or existing roadways without expanding the impervious footprint, and routine 
replacement of damaged pavement (grinding, overlay, and pothole repair). 

VERTICAL 
UNDERDRAIN 
MANIFOLD 

VEGETATION~ 

PLANT 
ESTABLISHMENT 

MEDIA 

OYes ~ No 

□ Yes ~ No 

D Yes IBIJ No 

II Clear Page 2 
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1,_.. ~----9'-o" - . 

RIM ELEVATION 112.73 INLET PIPE OUTLET PIPE 
LEFT END VIEW 

SURFACE LOAD OTHER LOADING - USER FILL 

FRAME &- COVER J6" X J6" OPEN PLANTER NIA 

NOTE:S: Inlet Pipe 1 collects all roof and deck drainage 

'PRELIMINARY NOT FOR CONSTRUCTION 

INSTALLATION NOTES 

1. CONTRACTOR TO PROVIDE ALL LABOR, EQUIPMENT, MATERIALS /WO 
INCIDENTALS REQUIRED TO OFFLOAD AND INSTALL THE SYSTEM /WO 
APPURTENANCES IN ACCORDANCE WITH THIS DRAWING AND THE 
MANUFACTURERS SPECIFICATIONS, UNLESS OTHERWISE STATED IN 
MANUFACTURERS CONTRACT. 

2. UNIT MUST BE INSTALLED ON LEVEL BASE. MANUFACTURER 
RECOMMENDS A MINIMUM 6" LEVEL ROCK BASE UNLESS SPEC/RED BY 
THE PROJECT ENGINEER. CONTRACTOR IS RESPONSIBLE TO VERIFY 
PROJECT ENGINEERS RECOMMENDED BASE SPECIRCATIONS. 

4. CONTRACTOR TO SUPPLY AND INSTALL ALL EXTERNAL CONNECTING 
PIPES. ALL PIPES MUST BE FLUSH WITH INSIDE SURFACE OF 
CONCRETE. (PIPES CANNOT INTRUDE BEYOND FLUSH). INVERT OF 
OUTFLOW PIPE MUST BE FLUSH WITH DISCHARGE CHAMBER FLOOR. 
ALL PIPES SHALL BE SEALED WATER TIGHT PER MANUFACTURERS 
STANDARD CONNECTION DETAIL 

5. CONTRACTOR RESPONSIBLE FOR INSTALIATION OF ALL RISERS, 
MANHOLES, AND HATCHES. CONTRACTOR TO GROUT ALL MANHOLES AND 
HATCHES TO MATCH RN/SHED SURFACE UNLESS SPECIFIED OTHERWISE. 

6. VEGETATION SUPPLIED AND INSTALLED BY OTHERS. All UNITS WITH 
VEGETATION MUST HAVE DRIP OR SPRAY IRRIGATION SUPPLIED /WD 
INSTALLED BY OTHERS. 

7. CONTRACTOR RESPONSIBLE FOR CONTACTING BIO CLEAN FOR 
ACTIVATION OF UNIT. MANUFACTURERS WARRANTY IS VOID WITH OUT 
PROPER ACTIVATION BY A BIO CLEAN REPRESENTATIVE. 

GENERAL NOTES 
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PART D: PDP Exempt Requirements. 

PDP Exempt projects are required to implement site design and source control BMPs. 

lf"yes" was checked for any questions in Part D, continue to Part F and check the box labeled 
"PDP Exempt." 

lf"no" was checked for all questions in Part D, continue to Part E. 

1. Does the project ONLY include new or retrofit sidewalks, bicycle lanes, or trails that: 

• Are designed and constructed to direct storm water runoff to adjacent vegetated areas, or other 
non-erodible permeable areas? Or; 

• Are designed and constructed to be hydraulically disconnected from paved streets and roads? Or; 
• Are designed and constructed with J>ermeable pavements or surfaces in accordance with the 

Green Streets guidance in the City's Storm Water Standards manual? 

D Yes; PDP exempt requirements apply !i1J No; next question 

2. Does the project ONLY include retrofitti~ or redeveloping existing ~aved al leys, streets or roads des!.\'.ned 
and const ructed in accordance with the reen Streets gui0ance in t e City's Storm Water Standards anual? 

D Yes; PDP exempt requirements apply ~ No; project not exempt. 

PART E: Determine if Project is a Priority Development Project (PDP). 
Projects that match one of the definitions below are subject to additional requirements including preparation of 
a Storm Water Quality Management Plan (SWQMP). 

lf"yes" is checked for any number in PART E, continue to PART F and check the box labeled "Pri-
ority Development Project". 

lf"no" is checked for every number in PART E, continue to PART F and check the box labeled 
"Standard Development Project". 

1. New Development that creates 10,000 square feet or more of impervious surfaces 
collectively over the project site. This includes commercial, industrial, residential, 

0Yes ~No mixed-use, and public development projects on public or private land. 

2. Redevelopment project that creates and/or replaces 5,000 square feet or more of 
impervious surfaces on an existing site of 10,000 square feet or more of impervious 
surfaces. This includes commercial, industrial, residential, mixed-use, and public 

!i1J Yes ONo development projects on public or private land. 

3. New development or redevelopment of a restaurant. Facilities that sell prepared foods 
and drinks for consumption, includin8 stationary lunch counters and refreshment stands selling 
prepared foods and drinks for imme iate consumption (SIC 5812), and where the land 

!i1J No development creates and/or replace 5,000 square feet or more of impervious surface. D Yes 

4. New development or redevelopment on a hillside. The Rroject creates and/or replaces 
5,000 square feet or more of impervious surface (collective y over the project site) and where 

□Yes ~No the development will grade on any natural slope that is twenty-five percent or greater. 

5. New development or redevelopment of a parking lot that creates and/or replaces 
5,000 square feet or more of impervious surface (collectively over the project site). 0 Yes ~No 

6. New development or redevelopment of streets, roads, highways, freeways, and 
driveways. The project creates and/or replaces 5,000 square feet or more of impervious 

□ Yes !i1J No surface (collectively over the project site). 

II Clear Page 3 
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7. New _d_evelopment or redevelopment discharging directly to an Environmemally 
Sensitive Area . The project creates and/or replaces 2,500 square feet of impervious surface 
(collect ively ove r project site), and discharges di rectly to an Environ mentally SensItIve 
Area (ESAJ. "Discharging di,-ect ly to" includes flow that is conveyed overland a di stance o f 200 
feet or less from the prGj eCt to the ESA, o r conveyed in a pipe or open channel any dist,ance 
as an isolated flow fro m the project to the ESA (i.e. not commi ngled wit h flows f rom adjacent 
lands). D ves IEJNo 

8. New development or redevelopment projects of a retail gasoline outlet (RG0) that 
create and/or replaces 5,000 square feet of impervious surface. The development 
p roject meets the fo llow ing cr iter ia: (a) 5,000 square feet or more or (b l has a projected 
Average Dal ly Traffic (ADT) of 100 or more vehrcles per day. D ves IE] No 

9. New development or redevelopment projects of an automotive repair shops that 
creates and/or replaces 5,000 square f eet or more of imj?ervious surfaces. Development 
p rojects categorized in any one of Standard Industri al Classification (SIC) codes 50 13, 50 14. 
5541 , 7532-7534, or 7536-7539. O ves IEJNo 

10. Other Pollutant Generating Project. The proj ect is not covered in the categories above, 
results in the disturbance of one or more acres of land and is expected to generate pollutants 
post constr uction, such as fertili zers and pest icides . This does not include projects creating 
less t ha n .5,000 sf o f ImpervIous sur fa ce and where ad ded landscap ing does not require regular 
use o f pesticides and ferti lizers, such as slope stabi lization using native p lants. Calculation of 
the square footage of impervious surface need not include linear pathways that are for infrequent 
veh icle use, such as emer~ency maintenance access or bicycle pedest ria n use, if t hey are bui lt 1v1 
wi th pervious surfaces of 1f they sheet flow to su rround ing pervious surfaces. D Yes ~ No 

PART F: Select the appropriate category based on the outcomes of PART C through PART E. 

1. The project is NOT SUBJECT TO PERMANENT STORM WATER REQUIREMENTS. 

2. The project is a STANDARD DEVELOPMENT PROJECT. Site design and source contro l 
BMP requirements apply. See the Stor m Water SIandards Man11.aJ for guidance. 

3. The project is PDP EXEMPT. Site design and source cont rol BMP requirements apply. 
See the Storm Water Standards Manual for gu idance. 

4. The proj ect is a PRIORITY DEVELOPMENT PROJECT. Site design, source control, and 
str uctu ral pollutant contro l BMP requ irements app ly. See the Storm Water Standards Ma nua l 
for guidance on determ ining if project requires a hydromodifi cat ion plan management 

Guido Knudson Design Engineer 
Name of Owner or Agent (PlemeP~~~- t-) --_:_:.:::;,-- --: 

Title 

05/20/2019 
Signatu r Date 
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BMP DESCRIPTION 

TOTAL AREA 
LOCATION (SQ-FT) 
DMA-1 BIOF/L TRA TION PLANTER 17,714.0 
DMA-2 SELF-TREATING 1,412.0 
DMA-3 SELF TREATING 1,866.0 

OS-1 RIGHT-OF-WAY 7,751.0 
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0.20 NIA NIA NIA 
0.30 NIA NIA NIA 
0.78 NIA NIA NIA 

P85TH PARAMETERS 
INTENSITY 

PRECIP 

NEW D-27 OUTLET 
Q100= 0.06 CFS 
V100= 1.22 FPS 

SELF 
RETAINING 
AREA 

0.20 IN/HR 
0.51 IN 

LEGEND 
DESCRIPTION 

PROPERTY LINE 

EXIST. CONTOUR 

BASIN BOUNDARY 

FLOW DIRECTION 

BASIN SUMMARY 0100 

MODULAR WETLAND UNIT 

PERVIOUS PA VER AREA 

IMPERVIOUS AREA 

DCV FLOW (CFS) 

0.072 
NIA 
NIA 
NIA 

SYMBOL 

----- ---
---300---

-----

100 X.X 
SF CFS 

□ ++++ ++++ 
++++ 

I!; !;!; !;!; !;!; !;!; !;!; !;!; :;:;:I 

~ 

1. MANUFACTURER TO PROVIDE ALL MATERIALS UNLESS OTHERWISE NOTED. 
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SITE PLAN GENERAL NOTES

HORIZONTAL CONTROL/GRADING
REFER TO CIVIL DRAWINGS FOR HORIZONTAL 
CONTROL AND FINE GRADING INFORMATION

PEDESTRIAN PAVING.
REFER TO LANDSCAPE DRAWINGS FOR 
PEDESTRIAN PAVING TYPES AND FINISHES

CONCRETE FINISHES.
ALL CONCRETE FINISHES AT EQUIPMENT PADS, 
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SCALE: 

5 10 20
1"=10'-0"

AREA CALCULATION LEGEND

DESCRIPTIONSYMBOL: AREA

STREET YARD 1,170 SQ. FT.

REMAINING YARD 3,380 SQ. FT.

STREET TREE REQUIREMENTS

LENGTH OF STREET (PEARL STREET): 153 LF
REQUIRED STREET TREES (24" BOX MIN.): 5

PROPOSED STREET TREES: (4) 24" BOX

VEHICULAR USE AREA
COVERED PARKING AREA

CALCULATIONS BASED OFF OF CODE 142.0404-142.0407NOTE:
SEE SHEET L-4.0 FOR PLANTING PLAN AND SIZES

ALL LANDSCAPE AND IRRIGATION SHALL COMPLY WITH THE CITY OF SAN DIEGO'S LAND

DEVELOPMENT CODE, LANDSCAPE REGULATIONS; THE LAND DEVELOPMENT MANUAL, LANDSCAPE

STANDARDS; AND ALL OTHER CITY AND REGIONAL  STANDARDS.

MINIMUM TREE SEPARATION DISTANCE

IMPROVEMENT MINIMUM DISTANCE TO STREET TREE

TRAFFIC SIGNALS (STOP SIGN) 20 FEET

UNDERGROUND UTILITY LINES  5 FEET (10' FOR SEWER)

ABOVE GROUND UTILITY STRUCTURES 10 FEET

DRIVEWAY (ENTRIES) 10 FEET

INTERSECTIONS (INTERSECTING CURB LINES OF TWO STREETS) 25 FEET

SEWER LINES 10 FEET

CONTRACTOR SHALL REPAIR AND REPLACE ALL EXISTING LANDSCAPE, IRRIGATION, AND ANY

EXISTING IMPROVEMENTS DISPLACED OR DAMAGED AS A RESULT OF PERFORMING THE WORK OF

THIS CONTRACT AT NO ADDITIONAL COST TO THE OWNER.  EXISTING LANDSCAPE AND IRRIGATION

SHALL BE EXTENDED IN-KIND INTO AREAS LEFT VACANT BY DEMOLITION AT NO ADDITIONAL COST TO

THE OWNER.

ROOT BARRIER NOTE

· NON-BIODEGRADEABLE ROOT BARRIERS SHALL BE INSTALLED AROUND  ALL NEW
STREET TREES PER LDC 142.0403.

PUBLIC RIGHT OF WAY

· ANY EXISTING CONCRETE STAMPS ON EXISTING R.O.W. CONCRETE SHALL BE
PRESERVED IN PLACE.

· ANY NEW OR REPLACEMENT OF SIDEWALK WILL MAINTAIN THE SAME WIDTH, TEXTURE,
SCORING PATTERN, COLOR, AND MATERIAL OF THE EXISTING SIDEWALK OR BE IN
SUBSTANTIAL CONFORMANCE WITH THE HISTORIC DESIGN OF SIDEWALKS OF ADJACENT
PROPERTIES.

GENERAL NOTES

LENGTH OF STREET (EADS AVE.): 126 LF
REQUIRED STREET TREES (24" BOX MIN.): 4

PROPOSED STREET TREES: (4) 24" BOX

PLANTING PROVIDED 1,782 SQ. FT.
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PLANTING AREA PROVIDED: 2,127 SQ.FT. 

GROUND LEVEL: 1,744 SQ. FT. 

1,744 SQ. FT.

LEVEL 02: 383 SQ. FT. 

OPTION (A): LANDSCAPE AREA EQUAL TO 25% OF TOTAL LOT AREA.

PLANTING AREA REQUIRED:  2,100 SQ. FT.
(MINIMUM 40% OF LANDSCAPED AREA)

 (HARDSCAPE + SOFTSCAPE)

N

0
SCALE: 

5 10 20
1"=10'-0"

AREA CALCULATION LEGEND

DESCRIPTIONSYMBOL: AREA

TOTAL LOT AREA: 21,000 SQ. FT.

LANDSCAPED AREA REQUIRED:  5,250 SQ. FT.

PLANTING PROVIDED
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LA JOLLA
DISTRICT

CALCULATIONS -
LEVEL 02

OPTION (A): LANDSCAPE AREA EQUAL TO 25% OF TOTAL LOT AREA.

PLANTING AREA REQUIRED:  2,100 SQ. FT.
(MINIMUM 40% OF LANDSCAPED AREA)

 (HARDSCAPE + SOFTSCAPE)

GROUND LEVEL: 1,744 SQ. FT. 

TOTAL LOT AREA: 21,000 SQ. FT.

LANDSCAPED AREA REQUIRED:  5,250 SQ. FT.

SAN DIEGO MUNICIPAL CODE: LA JOLLA PLANNED DISTRICT

REFER TO CODE 159.0403 LANDSCAPING REQUIREMENTS 

LEVEL 02: 383 SQ. FT. 

3 of 9

PROPERTY LINE

PROPERTY LINE

LA JOLLA DISTRICT CALCULATIONS LEVEL 02 PLAN VIEW01

L-19

PLANTING AREA PROVIDED: 2,127 SQ.FT. 

12/12/2019 DSD 2ND SUBMITTAL



UP

DN

DN

UP

DN

DN

S

FS
RP

RP

W

RP
W

N

0
SCALE: 

5 10 20
1"=10'-0"

Date Revision

Sheet Number:

09/25/2019 DSD 1ST SUBMITTAL

PE
A

R
L 

ST
R

EE
T 

M
IX

ED
 U

SE
80

1 P
EA

RL
 S

TR
EE

T
LA

 JO
LL

A,
 C

AL
IF

OR
NI

A 
92

03
7

Pl
ott

ed
 by

: A
rm

an
do

   D
ec

. 1
0, 

20
19

 01
:25

 P
M 

  s
-C

OA
ST

AL
 P

LA
NS

-2
19

18
.dw

g

Scale:

Drafted by:

Project #: 21918

Checked by: MLASD

MLASD

1" = 10'

Date Issued: 09/25/2019

Sheet Title:

06/19/2019 DSD MIR REVIEW

Signature

Renewal Date

Date

12/31/2020

12/10/2019

L
IC

EN
SE

D  LA NDSCA PE  ARCH
I TECT

DA
V I D

 W .  Mc CUL LOUGH  -  4 0 4 8

STATE  OF  CA L I FORN I A

landscape architecture

environmental planning

urban design

703 16th Street Suite 100
San Diego, CA 92101

Ph: 619.296.3150
Fax: 619.501.7725

12/10/2019 DSD 2ND SUBMITTAL

LANDSCAPE SITE PLAN LEGEND (LEVEL 01)

1

2

3

TAG     DESCRIPTION
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RETAIL OUTDOOR PATIO SPACE
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5 EXISTING TREE TO REMAIN, PROTECTED IN PLACE

6 TRASH ENCLOSURE

7

8

VEHICULAR GATE ENTRY
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7

8

STORMWATER UNIT PER CIVIL

GROUND COVER / HARDSCAPE  (LEVEL 01)
PRODUCTSYMBOL MANUFACTURER SPEC. NOTES

R.O.W. CONCRETE PAVING PER CITY OF SAN
DIEGO STANDARD

-
PER CITY OF SAN
DIEGO STANDARD

ENHANCED PAVING -- TBD

COLOR/FINISH

NATURAL GRAY
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     SYMBOL DESCRIPTION QTY PRECIP GPM

HYDROZONE A 1,479 S.F.
PART SUN/PART SHADE AT GRADE PLANTERS, TIE INTO EXITING
VALVES, PROVIDE ONE NEW POINT/SOURCE IRRIGATION BUBBLER TO
EACH SHRUB (HUNTER PCN-25 ON A RAINBIRD 1806-SAM POP-UP).
TREES SHALL BE ON A SEPARATE VALVE.  PROVIDE TWO NEW
POINT/SOURCE IRRIGATION BUBBLER TO EACH TREE (HUNTER
PCN-5.0 ON A RAINBIRD 1806-SAM POP-UP)

HYDROZONE B 213.8 S.F.
MOSTLY SUN AT GRADE PLANTERS, TIE INTO EXITING VALVES,
PROVIDE ONE NEW POINT/SOURCE IRRIGATION BUBBLER TO EACH
SHRUB (HUNTER PCN-25 ON A RAINBIRD 1806-SAM POP-UP).  TREES
SHALL BE ON A SEPARATE VALVE.  PROVIDE TWO NEW
POINT/SOURCE IRRIGATION BUBBLER TO EACH TREE (HUNTER
PCN-5.0 ON A RAINBIRD 1806-SAM POP-UP)

NETAFIM TREE RING 25.8 S.F. 0.40 in/h 0

PARKWAY LANDSCAPE 1,089 S.F. 0.45 in/h 5
ONE OR MORE DRIP EMITTERS PER PLANT, WITH DRIP TUBING EITHER
ABOVE OR BELOW GRADE.
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L-22

LANDSCAPE
IRRIGATION
- LEVEL 01

WATER CONSERVATION STATEMENT

IN RECOGNITION OF WATER AS A LIMITED RESOURCE IN SOUTHERN CALIFORNIA, THE
FOLLOWING MEASURES WILL BE UNDERTAKEN TO REDUCE THIS PROJECT'S DEMAND ON THE
CITY OF SAN DIEGO'S AVAILABLE WATER SUPPLY.

THE IRRIGATION SYSTEM WILL BE AUTOMATIC AND WILL INCORPORATE LOW VOLUME, LOW
PRECIPITATION RATE SPRAY EMITTERS. A SUB-SURFACE DRIP IRRIGATION SYSTEMS MAY BE
EMPLOYED WHERE CONSIDERED TO BE EFFECTIVE AND FEASIBLE. IRRIGATION VALVES SHALL
BE SEGREGATED TO ALLOW FOR THE SYSTEM OPERATION IN RESPONSE TO ORIENTATION
AND EXPOSURE. WATER CONSERVING IRRIGATION CONTROL DEVICES SUCH AS FLOW
SENSORS, RAIN SHUT OFF DEVICES AND A WEATHER BASED ("SMART") IRRIGATION
CONTROLLERS SHALL BE USED. WEATHER DATA SHALL BE RECEIVED EITHER ON-SITE OR
THROUGH THE CIMIS NETWORK AND CONTROL WEATHER BASED IRRIGATION RUN TIME
CHANGES.

TURF WILL BE RESTRICTED  TO HIGHLY VISIBLE STREET FRONT AREAS AND/OR AREAS WHICH
MAY RECEIVE SIGNIFICANT AMOUNTS OF USE AND ENJOYMENT BY THE GUESTS AND
RESIDENTS. (ALL TURF ON THIS PROJECT IS PROPOSED TO BE REAL TURF). PLANT MATERIAL
WILL BE SPECIFIED IN CONSIDERATION OF NORTH, SOUTH, EAST, AND WEST EXPOSURES.
SOIL WILL BE AMENDED AND PREPARED TO PROVIDE HEALTHY PLANT GROWTH AND
COVERAGE AND TO PROVIDE FOR MAXIMUM MOISTURE RETENTION AND PERCOLATION.
PLANTER BEDS WILL BE MULCHED TO RETAIN SOIL MOISTURE AND REDUCE
EVAPOTRANSPIRATION FROM THE ROOT ZONES.

AN IRRIGATION SYSTEM SHALL BE PROVIDED AS REQUIRED FOR THE PROPER IRRIGATION,
DEVELOPMENT AND MAINTENANCE OF THE VEGETATION.  THE DESIGN OF THE SYSTEM
SHALL PROVIDE ADEQUATE SUPPORT OF THE VEGETATION SELECTED.

THE ESTIMATED TOTAL WATER USE (ETWU) OF THE IRRIGATION SYSTEM WILL BE DESIGNED
TO WORK WITHIN THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) FOR THE
DEVELOPMENT.  A FULL LANDSCAPE DOCUMENT PACKAGE, PER THE LANDSCAPE WATER
CONSERVATION ORDINANCE WILL BE REQUIRED TO BE SUBMITTED AND APPROVED PRIOR TO
ISSUANCE OR APPROVAL  OF THE BUILDING PERMITS.

IRRIGATION  STATEMENT

WHERE APPLICABLE DRIP IRRIGATION SHALL BE UTILIZED PER THE NEW MODEL WATER
EFFICIENT LANDSCAPE ORDINANCE BY THE STATE OF CALIFORNIA WHICH PROHIBITS
OVERHEAD SPRAY IRRIGATION IN CERTAIN LANDSCAPE CONDITIONS. IF THE STATE
ORDINANCE IS MORE STRICT OR MORE DETAILED THAN THE CITY OF SAN DIEGO MUNICIPAL
CODE WE SHALL FOLLOW THE STRICTER OF THE TWO PUBLICATIONS. THE USE OF AN ET
BASED CONTROLLER AND FLOW SENSOR IS REQUIRED.

THE ESTIMATED TOTAL WATER USE (ETWU) OF THE IRRIGATION SYSTEM WILL BE DESIGNED
TO WORK WITHIN THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) FOR THE
DEVELOPMENT.  A FULL LANDSCAPE DOCUMENT PACKAGE, PER THE LANDSCAPE WATER
CONSERVATION ORDINANCE WILL BE REQUIRED TO BE SUBMITTED AND APPROVED PRIOR TO
ISSUANCE OF THE BUILDING PERMIT.
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     SYMBOL DESCRIPTION QTY PRECIP GPM

HYDROZONE C - ROOF PLANTING 382.8 S.F. 0.45 in/h 2
ONE OR MORE DRIP EMITTERS PER PLANT, WITH DRIP TUBING BELOW
GRADE.
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Valve Flow
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PEARL STREET YARD 4
JACARANDA MIMOSIFOLIA / JACARANDA 36" BOX

EADS AVE STREET YARD 4
CASSIA LEPTOPHYLLA / GOLD MEDALLION TREE 24" BOX
EUCALYPTUS FICIFOLIA / RED FLOWERING GUM 24" BOX
MAGNOLIA GRANDIFLORA / SOUTHERN MAGNOLIA 24" BOX

ACCENT TREE 4
CERCIS CANADENSIS `FOREST PANSY` TM / FOREST PANSY REDBUD 24" BOX
DRACAENA DRACO / DRAGON TREE 24" BOX
GINKGO BILOBA / MAIDENHAIR TREE 24" BOX
PLATANUS X ACERIFOLIA / LONDON PLANE TREE MULTI-TRUNK 24" BOX
PRUNUS CERASIFERA `ATROPURPUREA` / PURPLE-LEAF PLUM 24" BOX

EXISTING TREE 1
PYRUS CALLERYANA / ORNAMENTAL PEAR EXISTING

EXISTING PALM 1
WASHINGTONIA FILIFERA / CALIFORNIA FAN PALM EXISTING

SHRUB 2 36
-

BORDER SHRUB AREA 1,466 SF
ACHILLEA MILLEFOLIUM / COMMON YARROW 23 5 GAL., 24" O.C.
ARTEMISIA X `POWIS CASTLE` / POWIS CASTLE ARTEMISIA 13 5 GAL.
CEANOTHUS X `A. T. JOHNSON` / WILD LILAC 13 5 GAL.
ERIOGONUM ARBORESCENS / SANTA CRUZ ISLAND BUCKWHEAT 13 5 GAL.
ERIOGONUM CINEREUM / ASHYLEAF BUCKWHEAT 13 5 GAL.
ERIOGONUM FASCICULATUM / COMMON BUCKWHEAT 13 5 GAL.
ERIOGONUM GIGANTEUM / ST. CATHERINE`S LACE 11 5 GAL., 36" O.C.
ERIOPHYLLUM NEVINII `CANYON SILVER` / GOLDEN YARROW 13 5 GAL.
HELICTOTRICHON SEMPERVIRENS / BLUE OAT GRASS 23 5 GAL.
MIMULUS AURANTIACUS / STICKY MONKEY FLOWER 13 5 GAL.
OPUNTIA BASILARIS / BEAVERTAIL PRICKLYPEAR 15 5 GAL.
PERITYLE INCANA / GUADALUPE ISLAND ROCK DAISY 15 5 GAL.
RHAMNUS CALIFORNICA / CALIFORNIA COFFEE BERRY 15 5 GAL.
SALVIA LEUCOPHYLLA / PURPLE LEAF SAGE 15 5 GAL.
SALVIA X `BEE`S BLISS` / SAGE 13 5 GAL.
SALVIA X `MRS. BEARD` / SAGE 15 5 GAL.
VERBENA LILACINA `DE LA MINA` / LILAC VERBENA 15 5 GAL.
WOODWARDIA FIMBRIATA / GIANT CHAIN FERN 88 SF 5 GAL., 30" O.C.

PARKWAY SHRUB AREA 1,089 SF
ABUTILON PALMERI / INDIAN MALLOW 10 5 GAL.
AGAVE SPP. / AGAVE 10 5 GAL.
ARTEMISIA X `POWIS CASTLE` / POWIS CASTLE ARTEMISIA 10 5 GAL.
CARPENTERIA CALIFORNICA / BUSH ANEMONE 10 5 GAL.
CEANOTHUS SPP. / CALIFORNIA LILAC 10 5 GAL.
CISTUS X PURPUREUS / ORCHID ROCKROSE 11 5 GAL.
DIANELLA SP. / FLAX LILY 10 5 GAL.
ECHINOCACTUS GRUSONII / GOLDEN BARREL CACTUS 10 5 GAL.
ERIOGONUM SPP. / BUCKWHEAT 11 5 GAL.
ERIOGONUM CINEREUM / ASHYLEAF BUCKWHEAT 10 5 GAL.
ERIOPHYLLUM NEVINII `CANYON SILVER` / GOLDEN YARROW 11 5 GAL.
HESPERALOE PARVIFLORA / RED YUCCA 10 5 GAL.
LAVANDULA SP. / LAVENDER 10 5 GAL.
MISCANTHUS SINENSIS `GRACILLIMUS` / MAIDEN GRASS 11 5 GAL.
MUHLENBERGIA DUBIA / PINE MUHLY 10 5 GAL.
PHORMIUM SPP. / NEW ZEALAND FLAX 10 5 GAL.
RHAMNUS CALIFORNICA / CALIFORNIA COFFEE BERRY 11 5 GAL.
ROSMARINUS OFFICINALIS / ROSEMARY 10 5 GAL.
SALVIA SPP. / SAGE 10 5 GAL.
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CONCEPTUAL
PLANTING PLAN

- LEVEL 01

WATER CONSERVATION STATEMENT
IN RECOGNITION OF WATER AS A LIMITED RESOURCE IN SOUTHERN CALIFORNIA, THE FOLLOWING
MEASURES WILL BE UNDERTAKEN TO REDUCE THIS PROJECT'S DEMAND ON THE CITY OF SAN
DIEGO'S AVAILABLE WATER SUPPLY:

THE IRRIGATION SYSTEM WILL BE AUTOMATIC AND WILL INCORPORATE LOW VOLUME, LOW
PRECIPITATION RATE SPRAY EMITTERS. A SUB-SURFACE DRIP IRRIGATION SYSTEMS MAY BE
EMPLOYED WHERE CONSIDERED TO BE EFFECTIVE AND FEASIBLE. IRRIGATION VALVES SHALL BE
SEGREGATED TO ALLOW FOR THE SYSTEM OPERATION IN RESPONSE TO ORIENTATION AND
EXPOSURE. WATER CONSERVING IRRIGATION CONTROL DEVICES SUCH AS FLOW SENSORS, RAIN
SHUT OFF DEVICES AND A WEATHER BASED ("SMART") IRRIGATION CONTROLLERS SHALL BE USED.
WEATHER DATA SHALL BE RECEIVED EITHER ON-SITE OR THROUGH THE CIMIS NETWORK AND
CONTROL WEATHER BASED IRRIGATION RUN TIME CHANGES.

TURF WILL BE RESTRICTED  TO HIGHLY VISIBLE STREET FRONT AREAS AND/OR AREAS WHICH MAY
RECEIVE SIGNIFICANT AMOUNTS OF USE AND ENJOYMENT BY THE GUESTS AND RESIDENTS. (ALL
TURF ON THIS PROJECT IS PROPOSED TO BE REAL TURF). PLANT MATERIAL WILL BE SPECIFIED IN
CONSIDERATION OF NORTH, SOUTH, EAST, AND WEST EXPOSURES. SOIL WILL BE AMENDED AND
PREPARED TO PROVIDE HEALTHY PLANT GROWTH AND COVERAGE AND TO PROVIDE FOR

ROOT BARRIER NOTE

MAINTENANCE RESPONSIBILITY

UTILITY SCREENING

PLANT MATERIAL NEAR SEWER LINES

NON-BIODEGRADEABLE ROOT BARRIERS SHALL BE INSTALLED AROUND  ALL NEW STREET TREES
WITHIN 5' OF HARDSCAPE SURFACES.

ALL REQUIRED LANDSCAPE AREAS INCLUDING LANDSCAPING AND PEDESTRIAN LIGHTING WITHIN
THE PUBLIC SIDEWALK SHALL BE MAINTAINED BY THE OWNER.  THE LANDSCAPE AREAS SHALL BE
MAINTAINED IN A FREE OF DEBRIS AND LITTER AND ALL PLANT MATERIAL SHALL BE MAINTAINED IN
A HEALTHY GROWING CONDITION.  DISEASED OR DEAD PLANT  MATERIAL SHALL BE
SATISFACTORILY TREATED OR REPLACED PER THE CONDITIONS OF THIS PERMIT.

ALL WATER, SEWER, AND GAS UTILITIES SHALL BE  EFFECTIVELY SCREENED WITH PLANT
MATERIAL  AT THE TIME OF PLANT INSTALLATION.

NO TREE OR SHRUB EXCEEDING 3' IN HEIGHT SHALL BE PLANTED WITHIN  10' OF ANY PUBLIC
SEWER FACILITIES.

MULCHING NOTE
ALL REQUIRED PLANTING AREAS AND ALL EXPOSED SOIL AREAS WITHOUT VEGETATION SHALL BE
COVERED WITH MULCH TO A MINIMUM DEPTH OF 3 INCHES, EXCLUDING SLOPES REQUIRING
REVEGETATION PER SDMC 142.0411.

IRRIGATION  STATEMENT
WHERE APPLICABLE DRIP IRRIGATION SHALL BE UTILIZED PER THE NEW MODEL WATER EFFICIENT
LANDSCAPE ORDINANCE BY THE STATE OF CALIFORNIA WHICH PROHIBITS OVERHEAD SPRAY
IRRIGATION IN CERTAIN LANDSCAPE CONDITIONS. IF THE STATE ORDINANCE IS MORE STRICT OR
MORE DETAILED THAN THE CITY OF SAN DIEGO MUNICIPAL CODE WE SHALL FOLLOW THE
STRICTER OF THE TWO PUBLICATIONS. THE USE OF AN ET BASED CONTROLLER AND FLOW
SENSOR IS REQUIRED.

THE ESTIMATED TOTAL WATER USE (ETWU) OF THE IRRIGATION SYSTEM WILL BE DESIGNED TO
WORK WITHIN THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) FOR THE DEVELOPMENT.  A
FULL LANDSCAPE DOCUMENT PACKAGE, PER THE LANDSCAPE WATER CONSERVATION ORDINANCE
WILL BE REQUIRED TO BE SUBMITTED AND APPROVED PRIOR TO ISSUANCE OF THE BUILDING
PERMIT.

HYDROSEEDING PROCEDURES
(PER SAN DIEGO MUNICIPAL CODE LANDSCAPE STANDARDS 4.4)
· SEED MIXES SHALL BE SPECIFIED BY THE PURE LIVE SEED OF EACH SPECIES.
· FIBER MULCH SHALL BE APPLIED AT A MINIMUM RATE OF 2,000 POUNDS PER ACRE EXCEPT

WHEN USED IN CONJUNCTION WITH STRAW MULCH, WHEN IT SHALL BE APPLIED AT A
MINIMUM RATE OF 400 POUNDS PER ACRE.

· A WETTING AGENT CONSISTING OF 95 PERCENT ALKYL POLYETHYLENE GLYCOL ETHER SHALL
BE APPLIED AS PER MANUFACTURERS RECOMMENDATIONS.

· EQUIPMENT USED FOR THE APPLICATION OF SLURRY SHALL HAVE A BUILT-IN AGITATION
SYSTEM TO SUSPEND AND HOMOGENEOUSLY MIX THE SLURRY. THE SLURRY MIX SHALL BE
DYED GREEN. THE EQUIPMENT MUST HAVE A PUMP CAPABLE OF APPLYING SLURRY
UNIFORMLY.

MAINTENANCE REQUIREMENTS
(PER SAN DIEGO MUNICIPAL CODE LANDSCAPE STANDARDS 4.5)
· PERMANENTLY IRRIGATED SLOPES SHALL BE MAINTAINED FOR A PERIOD NO LESS THAN 90

DAYS.
· NONPERMANENTLY IRRIGATED AREAS SHALL BE MAINTAINED FOR A PERIOD NOT LESS THAN

25 MONTHS.
· ALL REVEGETATED AREAS SHALL BE MAINTAINED BY THE PERMITTEE UNTIL FINAL APPROVAL

BY THE CITY MANAGER. THE MAINTENANCE PERIOD BEGINS ON THE FIRST DAY FOLLOWING
ACCEPTANCE AND MAY BE EXTENDED AT THE DETERMINATION OF THE CITY MANAGER.

· PRIOR TO FINAL APPROVAL, THE CITY MANAGER MAY REQUIRE CORRECTIVE ACTION
INCLUDING BUT NOT LIMITED TO, REPLANTING, THE PROVISION OR MODIFICATION OF
IRRIGATION SYSTEMS, AND THE REPAIR OF ANY SOIL EROSION OR SLOPE SLIPPAGE.
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CONCEPTUAL PLANTING PLAN - LEVEL 01 PLAN VIEW01
MAXIMUM MOISTURE RETENTION AND PERCOLATION. PLANTER BEDS WILL BE MULCHED TO RETAIN
SOIL MOISTURE AND REDUCE  EVAPOTRANSPIRATION FROM THE ROOT ZONES.

AN IRRIGATION SYSTEM SHALL BE PROVIDED AS REQUIRED FOR THE PROPER IRRIGATION,
DEVELOPMENT AND MAINTENANCE OF THE VEGETATION.  THE DESIGN OF THE SYSTEM SHALL
PROVIDE ADEQUATE SUPPORT OF THE VEGETATION SELECTED.

THE ESTIMATED TOTAL WATER USE (ETWU) OF THE IRRIGATION SYSTEM WILL BE DESIGNED TO
WORK WITHIN THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) FOR THE DEVELOPMENT.  A
FULL LANDSCAPE DOCUMENT PACKAGE, PER THE LANDSCAPE WATER CONSERVATION ORDINANCE
WILL BE REQUIRED TO BE SUBMITTED AND APPROVED PRIOR TO ISSUANCE OR APPROVAL  OF THE
BUILDING PERMITS.
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DN

DN

PLANTERS 383 SF
AGAVE ATTENUATA / FOXTAIL AGAVE 23 SF
ARTEMISIA X `POWIS CASTLE` / POWIS CASTLE ARTEMISIA 27 SF
BOUTELOUA ARISTIDOIDES / NEEDLE GRAMA GRASS
CAREX PANSA / SANDDUNE SEDGE
DUDLEYA BRITTONII / DUDLEYA 23 SF
ECHINOCACTUS GRUSONII / GOLDEN BARREL CACTUS 23 SF
FESTUCA CALIFORNICA / CALIFORNIA FESCUE
FESTUCA GLAUCA / BLUE FESCUE 27 SF
HESPERALOE PARVIFLORA / RED YUCCA 27 SF
LEYMUS CONDENSATUS `CANYON PRINCE` / NATIVE BLUE RYE
MUHLENBERGIA RIGENS / DEER GRASS
RHAMNUS CALIFORNICA `LITTLE SUR` / LITTLE SUR COFFEEBERRY 27 SF
SENECIO MANDRALISCAE `BLUE CHALK STICKS` / SENECIO 23 SF
SPHAERALCEA AMBIGUA `LOUIS HAMILTON` TM / LOUIS HAMILTON GLOBEMALLOW 23 SF
SPOROBOLUS AIROIDES / ALKALI SACATON
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	Project Issues To be completed by Community Planning Committee for initial review: Density too great, not enough parking.South elevation too close to property line, too close to neighborPoor transition to adjacent residentialshould have more affordable unitspossibility of use as short term rentals don't need additional retail on PearlNot enough infrastructure, sidewalks, public transportation, to support density.Findings CANNOT be made because intensification of density above the base zoning density is notappropriate to the level of affordable housing provided and does not achieved the desired benefit perthe community plan. 2 units is not enough. Additionally the transition to lower density residentialdirectly to the South is not adequate. (Leira/Costello)● In Favor: Costello, Welsh, Gaenzle, Leira● Opposed: Jackson, Fremdling● Abstain: Will (as chair)● Did not vote: Collins (left the meeting prior to conclusion)● Motion PASSES (4-2-1)
	Project Name: Pearl Mixed Use -- 801 Pearl St. 
	Project Number: 638970
	Distribution Date: Nov. 19, 2019
	Project ScopeLocation: LA JOLLA- (Process 2)*AFFORDABLE HOUSING EXPEDITE PROGRAM* CDP to clear the site of ademolished service station, to construct a 20,595 SF 2 story mixed use building consists of 2 retail units, &26 residential rental units with on grade garage. The project will include 2 affordable housing units, locatedat 801 Pearl Street. The 0.48-acre site is in Zone 4 of La Jolla Planned District, the RM-1-1 Zone & CoastalOverlay (non-appealable 2) of the La Jolla Community Plan Area. Council District 1.
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