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PROJECT NUMBER: 676701 
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Architects, Applicant 

 

SUMMARY: 

 

Issue:  Should the Hearing Officer approve a Coastal Development Permit for expansion of 

the basement and ground floor of the existing two level parking structure, construct a 

terrace deck over the expanded parking structure, and install landscaping and a swimming 

pool on the top deck at the La Jolla Cove Hotel and Suites located at 1141-1171 Coast 

Boulevard within the La Jolla Community Plan area? 

 

Staff Recommendation: Approve Coastal Development Permit No. 2490710. 

 

Community Planning Group Recommendation: On April 7, 2022, the La Jolla Community 

Planning Association voted 15-0-1 to approve the project (Attachment 6). 

 

Environmental Review: The project was determined to be exempt from the California 

Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15332 (In-Fill 

Development). The environmental exemption determination for this project was made on 

September 6, 2022, and the opportunity to appeal the determination ended on September 

20, 2022 (Attachment 7). There were no appeals to the environmental determination. 

 

BACKGROUND 

 

The project site is located at the La Jolla Cove Hotel and Suites, a previously conforming 59,434-

square-foot hotel complex with subterranean parking and pool deck at 1141-1171 Coast Boulevard 

adjacent to the Ellen Browning Scripps Community Park and the La Jolla Cove. The project site is not 

within the First Public Roadway and is beyond the 40-foot coastal bluff setback. The 1.32-acre site is 

in the La Jolla Planned District Zone 5, Coastal (Appealable Area) Overlay Zone, Coastal Height Limit 

Overlay Zone, Sensitive Coastal Overlay Zone, Parking Impact Overlay Zone (Beach and Coastal), 

https://opendsd.sandiego.gov/Web/Projects/Details/676701
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Transit Priority Area, and Geologic Hazard Category 53 and 43 within the La Jolla Community Plan 

and Local Coastal Program Land Use Plan (Community Plan) area (Attachments 1-3).  

 

The existing structures are more than 45 years old, requiring City staff to evaluate the proposal for 

historic significance. Staff determined that the existing structure does not meet the local designation 

criteria as an individually significant resource under any adopted Historical Resources Board Criteria.  

 

Pursuant to San Diego Municipal Code (SDMC) Section 126.0702, a Coastal Development Permit is 

required for all coastal development of a premises within the Coastal Overlay Zone. The decision 

within the appealable area of the Coastal Overlay Zone is a Process Three, Hearing Officer decision, 

pursuant to SDMC Section 126.0707, and is appealable to the Planning Commission. For decisions 

involving coastal development within the appealable area, the final City decision is appealable to the 

Coastal Commission.  

 

DISCUSSION 

 

The project consists of the expansion of the basement and ground floor of the existing two 

level parking structure, constructing a terrace deck over the expanded parking structure, and 

installing landscaping and a swimming pool on the top deck at the La Jolla Cove Hotel and 

Suites. The scope of work will occur on the existing concrete deck located and abutting the 

southside of the main building of the hotel complex that is currently used entirely for parking 

(Attachment 9).    
  
The project was designed to comply with SDMC Section 127.0106 which authorizes new additions or 

improvements to an existing nonconforming structure located on a premises provided that all new 

additions or improvements themselves do not increase the degree of nonconformity and comply 

with SDMC Section 127.0106(c). The project site is developed, and no floor area will be added as a 

result of the project.  

 

A goal of the Commercial Land Use Element of the Community Plan is the retention of existing hotel, 

retail and visitor oriented commercial areas in proximity to the beach and coastline parks to 

maintain a high degree of pedestrian activity and access to coastal resources. The project supports 

this goal by providing improvements for a hotel in a visitor-oriented area in proximity to the beach. 

The project is also consistent with the Community Plan policy of screening off-street parking areas 

and parking structures that are visible from the public right-of-way. The project site is located within 

a viewshed identified in the Community Plan. However, as previously mentioned, the scope of work 

will occur on the existing concrete deck located and abutting the southside of the main building of 

the hotel complex. Therefore, the project will not adversely impact visual resources or public coastal 

access. 

 

The project site does not contain any sensitive vegetation, and there are no impacts to biological 

resources. Staff has also reviewed and accepted a preliminary geotechnical report prepared for the 

site that concluded that the project adequately addresses the site’s soil and geologic conditions, and 

drainage for the project complies with the City’s drainage regulations and standards. 

 

The project permit also contains specific requirements to ensure compliance with the regulations of 

the Land Development Code, including those adopted to protect the public health, safety and 

https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art07Division01.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art07Division01.pdf
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welfare. Permit requirements include submitting an updated geotechnical investigation report that 

addresses the construction plans; implementing storm water construction best management 

practices (BMPs) and ongoing permanent BMP maintenance; requiring all private water and sewer 

facilities be designed to comply with the requirements of the California Uniform Plumbing Code; 

obtaining an Encroachment Maintenance Removal Agreement for improvements within the public 

right-of-way; assuring by permit and bond the reconstruction of existing driveways with a City 

standard driveway, including providing a City standard curb, gutter and sidewalk; requiring the 

installation of appropriate back flow prevention devices; and maintenance of all landscape 

improvements.  

 

Staff has reviewed the proposal, including all the issues identified through the review process, and 

has determined that all project issues have been addressed. The project conforms with the 

Community Plan, and the adopted City Council policies and regulations of the Land Development 

Code. Therefore, draft findings and conditions to support project approval are presented to the 

Hearing Officer for consideration. 

 

ALTERNATIVES 

 

1. Approve Coastal Development Permit No. 2490710, with modifications. 

 

2. Deny Coastal Development Permit No. 2490710, if the findings required to approve the project 

cannot be affirmed. 

 

Respectfully submitted, 

 

 

 

_________________________________                                                            

Xavier Del Valle, Development Project Manager 

 

 

Attachments: 

 

1. Project Location Map 

2. Community Plan Land Use Map  

3. Aerial Photograph  

4. Draft Resolution with Findings 

5. Draft Permit with Conditions 

6. Community Planning Association Recommendation 

7. Notice of Right to Appeal (NORA) 

8. Ownership Disclosure Statement  

9. Project Plans  
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HEARING OFFICER RESOLUTION NO.  __________  

COASTAL DEVELOPMENT PERMIT NO. 2490710 

COVES SUITES PARAISO - PROJECT NO. 676701  

 

 

WHEREAS, LA JOLLA COVE MOTEL AND HOTEL APARTMENTS LLC, a California Limited 

Liability Company, Owner/Permittee, filed an application with the City of San Diego for a permit for  

expansion of the basement and ground floor of the existing two level parking structure, constructing 

a terrace deck over the expanded parking structure, and installing landscaping and a swimming 

pool on the top deck (as described in and by reference to the approved Exhibits "A" and 

corresponding conditions of approval for the associated Permit No. 2490710), on portions of a 1.32-

acre site; 

WHEREAS, the project site is located at 1141-1171 Coast Boulevard and is in the La Jolla 

Planned District Zone 5, Coastal (Appealable Area) Overlay Zone, Coastal Height Limit Overlay Zone, 

Sensitive Coastal Overlay Zone, Parking Impact Overlay Zone (Beach and Coastal), Transit Priority 

Area, and Geologic Hazard Category 53 and 43 within the La Jolla Community Planning area; 

WHEREAS, the project site is legally described as Lots 5, 6, 7, 8, and 9 in Block 59 of La Jolla 

Park, in the City of San Diego, County of San Diego, State of California, according to Map thereof   

No. 352 filed in the office of the County Recorder of San Diego County March 22, 1887; 

WHEREAS, on September 6, 2022, the City of San Diego, as Lead Agency, through the 

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

project is exempt from the California Environmental Quality Act (CEQA) (Public Resources Code 

Section 21000 et seq.) under CEQA Guidelines Section 15332 (Infill Development Projects) and there 

was no appeal of the Environmental Determination filed within the time period provided by San 

Diego Municipal Code Section 112.0520;  
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WHEREAS, on December 14, 2022, the Hearing Officer of the City of San Diego considered 

Coastal Development Permit No. 2490710 pursuant to the Land Development Code of the City of 

San Diego; NOW, THEREFORE, 

BE IT RESOLVED by the Hearing Officer of the City of San Diego, that it adopts the following 

findings with respect to Coastal Development Permit No. 2490710: 

A. COASTAL DEVELOPMENT PERMIT [San Diego Municipal Code (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 site is located at the La Jolla Cove Hotel and Suites which is beyond the 

40-foot coastal bluff setback and not within the First Public Roadway. The project 

consists of the expansion of the basement and ground floor of the existing two 

level parking structure, constructing a terrace deck over the expanded parking 

structure, and installing landscaping and a swimming pool on the top deck. The 

project site is located within a viewshed, as identified in the Community Plan. 

However, the scope of work will occur on the existing concrete deck located and 

abutting the southside of the main building of the hotel complex that is currently 

used entirely for parking. Therefore, the project will not adversely impact visual 

resources or public coastal access. 

 

The project will enhance and protect public views by designing a project that 

complies with SDMC Section 126.0707 which authorizes new additions or 

improvements to an existing nonconforming structure located on a premises 

provided that all new additions or improvements themselves do not increase the 

degree of nonconformity and complies with SDMC Section 127.0106(c). The project 

site is developed, and no floor area will be added as a result of the project. The 

project will be developed entirely within private property and is not within any 

existing physical accessway and therefore, 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. 
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b. The proposed coastal development will not adversely affect environmentally 

sensitive lands.  

The project site is developed and is beyond the 40-foot coastal bluff setback. The 

project site does not contain any sensitive vegetation, and there are no impacts to 

biological resources. Staff has also reviewed and accepted a preliminary geotechnical 

report prepared for the site that concluded that the project adequately addresses 

the site’s soil and geologic conditions, and drainage for the project complies with the 

City’s drainage regulations and standards. 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 site is located at the La Jolla Cove Hotel and Suites which is located 

beyond the 40-foot coastal bluff setback. The existing structures are more than 45 

years old, requiring City staff to evaluate the proposal for historic significance. Staff 

determined that the property does not meet the local designation criteria as an 

individually significant resource under any adopted Historical Resources Board 

Criteria.  

 

The project was designed to comply with SDMC Section 126.0106 which authorizes 

new additions or improvements to an existing nonconforming structure located on a 

premises provided that all new additions or improvements themselves do not 

increase the degree of nonconformity and comply with SDMC Section 127.0106(c). 

The project site is developed, and no floor area will be added as a result of the 

project.  

 

A goal of the Commercial Land Use Element of the Community Plan is the retention 

of existing hotel, retail and visitor oriented commercial areas in proximity to the 

beach and coastline parks to maintain a high degree of pedestrian activity and 

access to coastal resources. The project supports this goal by providing 

improvements for a hotel in a visitor oriented area in proximity to the beach.  The 

project is also consistent with the Community Plan policy of screening off-street 

parking areas and parking structures that are visible from the public right-of-way.  

 

The project site is located within a viewshed, as identified in the Community Plan. 

However, the scope of work will occur on the existing concrete deck located and 

abutting the southside of the main building of the hotel complex that is currently 

used entirely for parking. As a result, the project will not adversely impact visual 

resources or public coastal access. Therefore, the proposed project is in conformity 

with the certified Local Coastal Program land use plan and complies with all 

regulations of the certified Implementation Program. 
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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 located beyond the 40-foot coastal bluff setback and not within the 

First Public Roadway. There is no public access from the project site, as identified in 

the Community Plan. The project will be developed entirely within private property 

and will not adversely impact any public recreation opportunities. Therefore, the 

project conforms with the public access and public 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 these findings  adopted by the Hearing Officer, 

Coastal Development Permit No. 2490710 is hereby GRANTED by the Hearing Officer to the 

referenced Owner/Permittee, in the form, exhibits, terms and conditions as set forth in Coastal 

Development Permit No. 2490710, a copy of which is attached hereto and made a part hereof. 

  

 

                                                                           

Xavier Del Valle 

Development Project Manager  

Development Services 

    

Adopted on December 14, 2022 

 

IO#: 24008751 
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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: 24008751 SPACE ABOVE THIS LINE FOR RECORDER'S USE 

 

COASTAL DEVELOPMENT PERMIT NO. 2490710 

COVES SUITES PARAISO - PROJECT NO. 676701  

HEARING OFFICER 

 

This Coastal Development Permit No. 2490710 is granted by the Hearing Officer of the City of San 

Diego to LA JOLLA COVE MOTEL AND HOTEL APARTMENTS LLC, a California Limited Liability 

Company, Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] section 126.0702. The 

1.32-acre site is located at 1141-1171 Coast Boulevard and is in the La Jolla Planned District Zone 5 , 

Coastal (Appealable Area) Overlay Zone, Coastal Height Limit Overlay Zone, Sensitive Coastal Overlay 

Zone, Parking Impact Overlay Zone (Beach and Coastal), Transit Priority Area, and Geologic Hazard 

Category 53 and 43 within the La Jolla Community Plan area. The project site is legally described as: 

Lots 5, 6, 7, 8, and 9 in Block 59 of La Jolla Park, in the City of San Diego, County of San Diego, State 

of California, according to Map thereof No. 352 filed in the office of the County Recorder of San 

Diego County March 22, 1887. 

 

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

Owner/Permittee to expand the basement and ground floor of the existing two level parking 

structure, constructing a terrace deck over the expanded parking structure, and installing 

landscaping and a swimming pool on the top deck as described and identified by size, dimension, 

quantity, type, and location on the approved exhibits [Exhibit "A"] dated December 14, 2022, on file 

in the Development Services Department. 

 

The project shall include: 

 

a. Expansion of the basement and ground floor of the existing two level parking 

structure, constructing a terrace deck over the expanded parking structure, and installing 

landscaping and a swimming pool on the top deck; and 

 

b. 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.  
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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 December 29, 2025. 

 

2. This Coastal Development Permit shall become effective on the eleventh working day following 

receipt by the California Coastal Commission of the Notice of Final Action or following all appeals. 

 

3. 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 the Owner/Permittee signs and returns the Permit to the Development Services 

Department and the Permit is recorded in the Office of the San Diego County Recorder. 

 

4. While this Permit is in effect, the subject property shall be used only for the purposes and 

under the terms and conditions set forth in this Permit unless otherwise authorized by the 

appropriate City decision maker. 

 

5. This Permit is a covenant running with the subject property and all of the requirements and 

conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 

any successor(s) in interest. 

 

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

applicable governmental agency. 

 

7. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 

this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 

not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 

1531 et seq.). 

 

8. 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.  

 

9. 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.  

 

10. 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.  
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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" condition(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. 

 

11. 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.  

 

CLIMATE ACTION PLAN REQUIREMENTS:  

 

12. 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. 

 

ENGINEERING REQUIREMENTS: 

 

13. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 

Encroachment Maintenance Removal Agreement for the existing sidewalk underdrains, stairs, 

retaining walls, landscape and irrigation in the Coast Boulevard right-of-way, satisfactory to the City 

Engineer. 

 

14. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 

bond the reconstruction of the existing three driveways with three City standard driveways adjacent 

to the site on Coast Boulevard, satisfactory to the City Engineer. 



  ATTACHMENT 5 
 

 
Page 4 of 8 

15. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 

bond the closure of the existing non-utilized driveway on Coast Boulevard with a current City 

standard curb, gutter and sidewalk, satisfactory to the City Engineer. 

 

16. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and 

bond the reconstruction of the existing damaged utility covers and damaged/unaligned sidewalk 

panels per current City standards, maintaining existing scoring pattern and preserving any 

contractor's stamp adjacent to the site on Coast Boulevard, satisfactory to the City Engineer. 

 

17. Prior to the issuance of any building permits, the Owner/Permittee shall incorporate into the 

construction plans or specifications any construction Best Management Practices (BMPs) necessary 

to comply with Chapter 14, Article 2, Division 1 (Grading Regulations) of the SDMC. 

 

18. Prior to the issuance of any building permits, 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. 

 

19. Prior to the issuance of any construction permits, the Owner/Permittee shall enter into a 

Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City 

Engineer. 

 

20. The proposed drainage system for this development is subject to approval by the City 

Engineer. 

 

21. Prior to the issuance of any construction permits, the Owner/Permittee shall obtain a bonded 

grading permit for the proposed grading. All grading shall conform to the requirements of the 

SDMC, in a manner satisfactory to the City Engineer. 

 

22. The project proposes to export 14,500 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") 2015 edition and 

Regional Supplement Amendments adopted by Regional Standards Committee. 

 

LANDSCAPE REQUIREMENTS: 

 

23. Prior to issuance of any construction permit for grading, 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 and Exhibit "A," on file in the Development Services Department.  

 

24. Prior to issuance of any construction permit for public improvements, the Owner/Permittee 

shall submit to the Development Services Department for approval complete landscape 

construction documents for right-of-way improvements. Improvement plans shall show, label, and 

dimension a 40-square-foot area around each tree which is unencumbered by utilities. Driveways, 
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utilities, drains, water and sewer laterals shall be designed to not prohibit the placement of street 

trees. 

 

25. Prior to issuance of any construction permits, the Owner/Permittee shall submit to the 

Development Services Department for approval complete landscape and irrigation construction 

documents, which are consistent with the Landscape Standards. 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 SDMC 

Section 142.0403(b)(6). 

 

26. 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.” 

 

27. 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. 

 

28. If any required landscaping (including existing or new plantings, hardscape, landscape 

features, etc.) as shown on the approved construction documents is damaged or removed, the 

Owner/Permittee shall repair and/or replace in kind and in an equivalent size per the approved 

documents to the satisfaction of the Development Services Department within 30 days of damage or 

Certificate of Occupancy.  

 

GEOLOGY REQUIREMENTS: 

 

29. Prior to the issuance of any construction permits, the Owner/Permittee shall submit a 

geotechnical investigation report prepared in accordance with the City's "Guidelines for 

Geotechnical Reports" that specifically addresses the proposed construction plans. The geotechnical 

investigation report shall be reviewed for adequacy by the Geology Section of the Development 

Services Department. 

 

PLANNING/DESIGN REQUIREMENTS: 

 

30. 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. 
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31. 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. 

 

TRANSPORTATION REQUIREMENTS  

 

32. All automobile, motorcycle 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 by the appropriate City decision maker in 

accordance with the SDMC.  

 

WATER AND SEWER DEVELOPMENT REQUIREMENTS 

 

33. Prior to the issuance of any building permits, if determined during the building permit review 

process that the existing water and sewer service will not be adequate to serve the proposed 

project, the Owner/Permittee shall assure by permit and bond the design and construction of new 

water and sewer services outside of any driveway or drive aisle, including the abandonment of any 

existing unused water and sewer services within the right-of-way adjacent to the project site, in a 

manner satisfactory to the Public Utilities Director and the City Engineer.  

 

34. The Owner/Permittee shall apply for a plumbing permit for the installation of appropriate 

private back flow prevention devices on each water service (domestic, fire and irrigation), in a 

manner satisfactory to the Public Utilities Director and the City Engineer. The BFPDs shall be located 

above ground on private property and in line with the service immediately adjacent to the right-of-

way.  

 

35. All proposed private water and sewer facilities 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.  

 

36. 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. 

 

37. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 

Encroachment Maintenance Removal Agreement from the City Engineer for the private sewer 

laterals encroaching into the public right-of-way.  

 

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 

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. 
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• 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 Hearing Officer of the City of San Diego on December 14, 2022, and [Approved 

Resolution Number].  
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Coastal Development Permit No. 2490710  

Date of Approval: December 14, 2022 

 

 

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  

 

 

 

____________________________________ 

Xavier Del Valle 

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. 

 

 

LA JOLLA COVE MOTEL AND HOTEL 

APARTMENTS LLC  

       Owner/Permittee  

 

 

       By _________________________________ 

NAME 

TITLE 

 

 

 

 

 

 

NOTE:  Notary acknowledgments 

must be attached per Civil Code 

section 1189 et seq. 



Page 3 City of San Diego · Information Bulletin 620 August 2018 

City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

Community Planning 
Committee Distribution 

Form 
Project Name: Project Number: 

Community: 

For project scope and contact information (project manager and applicant), 
log into OpenDSD at https://aca.accela.com/SANDIEGO. 

Select “Search for Project Status” and input the Project Number to access project information. 

r Vote to Approve
r Vote to Approve with Conditions Listed Below
r Vote to Approve with Non-Binding Recommendations Listed Below
r Vote to Deny

Date of Vote: 

# of Members Yes # of Members No # of Members Abstain 

Conditions or Recommendations: 

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

NAME: 

TITLE: DATE: 

Attach additional pages if necessary (maximum 3 attachments).

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

DS-5620 (08-18) ONLINE FORM 

1141-1171 Coast Blvd 676701/Benton

15 0 1

LJCPA Secretary

La Jolla

●

Suzanne Baracchini

April 14, 2022

April 07, 2022
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THE CITY OF SAN DIEGO 

Date of Notice: Sept 6, 2022 

NOTICE OF RIGHT TO APPEAL 

ENVIRONMENTAL DETERMINATION 

DEVELOPMENT SERVICES DEPARTMENT 
SAP or 1.0. No. 24008751 

PROJECT NAME/ NUMBER: Cove Suites Paraiso CDP/ 676701 

COMMUNITY PLAN AREA: La Jolla Community Plan 

COUNCIL DISTRICT: 1 

LOCATION: 1141 Coast Blvd La Jolla, CA 92037 

PROJECT DESCRIPTION: The project requests Coastal Development Permit and Site Development Permit 

to construct a terrace deck over the existing open air underground parking structure, including adding 

10,590-sf of building footprint, adding 2 levels of parking, and rebuild the top deck with landscaping and 

swimming pool at the La Jolla Cove Hotel and Suites located at 1141-1171 Coast Blvd. The 1.32-acre site is 

in the La Jolla Planned District Zone 5, the Coastal (Appealable Area) OZ, and the Sensitive Coastal OZ 

within the La Jolla CPA area, and CD1. (Legal Description: MAP 352 - BLOCK 59 - LOTS 5, 6, 7, 8, & 9 SW 25FT 

OF LOT3 & (EX SE 80FT) LOT4 BLOCK 59 - LOT 9.) 

ENTITY CONSIDERING PROJECT APPROVAL: City of San Diego Hearing Officer 

ENVIRONMENTAL DETERMINATION: Categorically exempt from CEQA pursuant to CEQA State 

Guidelines, Section 15332 (In-Fill Development Projects). 

ENTITY MAKING ENVIRONMENTAL DETERMINATION: City of San Diego 

STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION: The City of San Diego 

determined that the project would qualify to be categorically exempt from CEQA pursuant to CEQA 

Guidelines Section 15332, which consists of in-fill projects meeting the following conditions in this section. 

The proposed development is consistent with the applicable general plan designation and policies and 

with the applicable zoning designation and regulations; occurs within city limits on a project site of no 

more than five acres substantially surrounded by urban uses; has no value as habitat for endangered, rare 

or threatened species; would not result in any significant effects relating to traffic, noise, air quality, or 

water quality; and can be adequately served by all required utilities and public services. In addition, the 

exceptions listed in Section 15300.2 would not apply. 

DEVELOPMENT PROJECT MANAGER: Xavier Del Valle 

MAILING ADDRESS: 1222 First Avenue, MS 501, San Diego, CA 92101-4153 

Attachment 7



) 
PHONE NUMBER/ EMAIL: (619) 557-7941 / xdelvalle@sandiego.gov

On March 25, 2022 the City of San Diego made the above-referenced environmental determination 

pursuant to the California Environmental Quality Act (CEQA). This determination is appealable to the City 

Council. If you have any questions about this determination, contact the City Development Project 

Manager listed above. 

Applications to appeal CEQA determination made by staff (including the City Manager) to the City Council 

must be filed in the office of the City Clerk within 10 business days from the date of the posting of this 

Notice (September 20, 2022). During the Statewide "Safer-at-Home" directive to reduce the spread of 

COVID-19, beginning March 19, 2020, appeals to the City Clerk must be filed by email or US Mail as follows: 

1) Appeals filed via E-mail: The Development Permit/Environmental Determination Appeal Application

Form DS-3031 can be obtained at 

https://www.sandiego.gov/s ites/defa u lt/fi les/I egacy/development

services/pdf /industry/forms/ds3031.pdf.

Send the completed appeal form (including grounds for appeal and supporting documentation in

pdf format) by email to Hearings1 @sandiego.gov by 5:00pm. on the last day of the appeal period;

your email appeal will be acknowledged within 24 business hours. You must separately mail the

appeal fee by check payable to the City Treasurer to: City Clerk/Appeal, MS 2A, 202 C Street, San

Diego, CA 92101. The appeal filing fee must be United States Postal Service (USPS) postmarked)

before or on the final date of the appeal. Please include the project number on the memo line of

the check.

2) Appeals filed in person: The Development Permit/Environmental Determination Appeal Application

Form DS-3031 can be obtained at

https://www .sand iego .gov /sites/defa ult/files/legacy/development

services/pdf /i ndustry/fo rms/ds3031. pdf.

Deposit the fully completed appeal application DS-3031 (including grounds for appeal and

supporting documentation) in a sealed envelope, into the Drop-Off Box located under the Public

Notice Kiosk to the left of the public entrance to the City Administration Building, 202 "C'' Street,

San Diego, CA 92101, by 5:00pm on the last day of the appeal period. The Drop-Off Box is available

from 8:00am to 5:00pm Monday through Friday (excluding City-approved holidays). The completed

appeal package must include the required appeal fee per this bulletin in the form of a check or

money order payable to the "City Treasurer." Please include the project number on the memo line

of the check/money order. This Drop-Off Box is checked daily, and payments are processed the

following business day.

This information will be made available in alternative formats upon request. 

POST&D fN THE OFFICE OF DSD 

Pmlld SEP O 6 2022 mv 

• td SEP 2 0 2022
-n•mov 

IINted bJ--�KJJ_��----· 
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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. 

DS-318 (10-17) 

 

FORM 

DS-318 

City of San Diego 
Development Services 
1222 First Ave., MS 302 
San Diego, CA 92101
(619) 446-5000

Ownership Disclosure 
Statement 

October 2017 

Approval Type: Check appropriate box for type of approval(s) requested:  ❏ Neighborhood Use Permit  ❏ Coastal Development Permit 
❏ Neighborhood Development Permit  ❏ Site Development Permit  ❏ Planned Development Permit  ❏ Conditional Use Permit  ❏ Variance
❏ Tentative Map  ❏ Vesting Tentative Map  ❏ Map Waiver  ❏ Land Use Plan Amendment  • ❏ Other ________________________________________ 

Project Title: _____________________________________________________________________________________ Project No. For City Use Only: _____________________ 

Project Address: ____________________________________________________________________________________________________________________________________________ 

Specify Form of Ownership/Legal Status (please check): 

 Corporation   Limited Liability -or-   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 financially 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, titles, 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 offi cer or director of the nonprofit organization or as trustee or beneficiary of the nonprofit organiza tion.  
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 

 Owner  Tenant/Lessee  Successor Agency Name of Individual: ________________________________________________________________________ 

Street Address: ____________________________________________________________________________________________________________________________________ 

City: ___________________________________________________________________________________________________ State: ___________ Zip: ________________ 

Phone No.: ________________________________________ Fax No.: _____________________________ Email: _______________________________________________ 

Signature: _________________________________________________________________________________ Date: _______________________________________________ 

Additional pages Attached:  Yes  No  

Applicant 

 Owner  Tenant/Lessee  Successor Agency Name of Individual: ________________________________________________________________________ 

Street Address: ____________________________________________________________________________________________________________________________________ 

City: ___________________________________________________________________________________________________ State: ___________ Zip: ________________ 

Phone No.: ________________________________________ Fax No.: _____________________________ Email: _______________________________________________ 

Signature: _________________________________________________________________________________ Date: _______________________________________________ 

Additional pages Attached:  Yes  No  

Other Financially Interested Persons 

 Owner  Tenant/Lessee  Successor Agency Name of Individual: ________________________________________________________________________ 

Street Address: ____________________________________________________________________________________________________________________________________ 

City: ___________________________________________________________________________________________________ State: ___________ Zip: ________________ 

Phone No.: ________________________________________ Fax No.: _____________________________ Email: _______________________________________________ 

Signature: _________________________________________________________________________________ Date: _______________________________________________ 

Additional pages Attached:  Yes  No  
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https://www.sandiego.gov/development-services


Attachment 8



NO.C14820

L
IC

EN
SED A RCHITEC

T

P
a
u
l F

re
de ric k Be

n
to

n

REN 9-30-21

S
T

A
T E O F C A LI FOR

N

IA

T
h
e
se

 d
ra

w
in

g
s 

a
n
d
 r

e
la

te
d
 p

ro
je

ct
 i
n
st

ru
m

e
n
ts

 o
f 
se

rv
ic

e
 a

re
 t

h
e
 p

ro
p
e
rt

y 
o
f 

th
e
 A

rc
h
it
e
ct

 a
n
d
 t

h
e
y 

sh
a
ll 

n
e
it
h
e
r 

b
e
 e

xe
cu

te
d
 n

o
r 

u
se

d
 f

o
r 

a
n
y 

o
th

e
r 

w
o
rk

 e
xc

e
p
t 

b
y 

a
g
re

e
m

e
n
t 

w
it
h
 t

h
e
 A

rc
h
it
e
ct

. 
W

ri
tt

e
n
 d

im
e
n
si

o
n
s 

ta
ke

 p
re

ce
d
e
n
ce

 o
ve

r 
sc

a
le

d
 d

im
e
n
si

o
n
s 

a
n
d
 s

h
a
ll 

b
e
 v

e
ri
fi
e
d
 i
n
 t

h
e
 f

ie
ld

; 
a
n
y 

d
is

cr
e
p
a
n
cy

 s
h
a
ll 

b
e
 b

ro
u
g
h
t 

to
 t

h
e
 a

tt
e
n
ti
o
n
 o

f 
th

e
 A

rc
h
it
e
ct

 p
ri
o
r 

to
 c

o
m

m
e
n
ce

m
e
n
t 

o
f
a
n
y 

w
o
rk

.

2
0

2
0

  
A

lc
o

r
n

 &
 B

e
n

t
o

n
 A

r
c
h

it
e

c
t
s

©
A
ll 

ri
g
h
ts

 r
e
se

rv
e
d
.

Date

Project No.

Design/ Drawing PFB/JLA

See DrawingsScale

PARAISO 

TERRACE 

COASTAL 

DEVELOPMENT 

PERMIT

1141 COAST BLVD LA JOLLA CA 92037

1155 COAST BLVD LA JOLLA CA 92037

1
1

/1
5

/2
0

2
2

 9
:4

4
:1

8
 A

M

PROJECT DATA

06/21/21

T.00

676701

VICINITY MAP
N.T.S.

COASTAL DEVELOPMENT PERMIT

SCOPE OF WORK
CONSTRUCT A TERRACE DECK OVER THE EXISTING OPEN AIR  UNDERGROUND PARKING, TO PROVIDE AN OPEN AIR LANDSCAPE AMENITY FOR THE HOTEL GUEST
THE ADDITION OF THE 'PARADISO TERRACE WILL ALLOW US TO BRING THE PROPERTY CLOSER TO CURRENT PDO LANDSCAPE REGULATIONS
THE WORK IS ON AN EXISTING CONCRETE DECK AT THE SOUTH SIDE OF THE MAIN BUILDING OF THE HOTEL, ABUTTING AND CONNECTED TO THAT SOUTH SIDE.  CURRENTLY THE EXISTING DECK IS USED ENTIRELY FOR PARKING.  THE AREA AFFECTED BY THIS PROJECT HAS 
A TOTAL OF 40 PARKING SPACES. 
NOTE THAT THIS IS THE TOP DECK OF AN EXISTING 2-LEVEL PARKING GARAGE, WHICH IS A STRUCTURE.  THE EXISTING STRUCTURE ABUTS RETAINING WALLS AT ALL 3 OUTER SIDES, WHICH EXTEND MUCH HIGHER THAN THE EXISTING TOP DECK OF THE UNDERGROUND 
PARKING STRUCTURE.+

INCREASED SCOPE July 8th, 2021: 
-ADD 10,590 SF OF BUILDING FOOTPRINT TO THE SOUTH OF THE PROJECT AREA, ALIGNED WITH THE EXISTING RETAINING WALLS AT THE EAST AND WEST.
-ADD TWO LEVELS OF PARKING AT THE SAME ELEVATION AS THE EXISTING ADJACENT PARKING DECKS.
-REBUILD TOP DECK WITH LANDSCAPING AND SWIMMING POOL, TOTALING 10,590 SF. AT THE SAME ELEVATION OF EXISTING POOL DECK

PROJECT DATA PROJECT TEAM DRAWING LIST

PROJECT NAME:

PROJECT ADDRESS:

APPLICATION:

ZONE:

LEGAL DESCRIPTION:

APN:

GEOLOGIC HAZARD CATEGORY:

EXISTING OCCUPANCY:

PROPOSED OCCUPANCY:

TYPE OF CONSTRUCTION:

EXISTING STORIES:

EXISTING BUILDING HEIGHT:

EXISTING BUILDING AREA:

PROPOSED BUILDING AREA:

ORIGINAL YEAR OF CONSTRUCTION:

EXISTING STORIES:

PROPOSED STORIES:

EXISTING PARKING STALLS:

PROPOSED PARKING STALLS:

MINIMUM ALLOWABLE SET BACKS:

MINIMUM PROPOSED SET BACKS REAR:

LOT SIZE:

EXISTING LOT COVERAGE:

PROPOSED LOT COVERAGE:

ALLOWABLE FLOOR AREA RATIO:

ALLOWABLE FLOOR AREA:

EXISTING GROSS FLOOR AREA GFA:

PROPOSED GROSS FLOOR AREA GFA:

EXISTING FLOOR AREA RATIO:

PROPOSED FLOOR AREA RATIO:

COVE SUITES ANNEX RENOVATIONS

1155 COAST BLVD, LA JOLLA, CA 92037
1171 COAST BLVD, LA JOLLA, CA 92037
1141 COAST BLVD, LA JOLLA, CA 92037

COASTAL DEVELOPMENTAL PERMIT

ZONE 5 OF THE LA JOLLA PLANNED DISTRICT ORDINANCE, 
COASTAL, COASTAL HEIGHT LIMIT.

MAP 352 - BLOCK 59 - LOTS 5, 6, 7, 8, & 9 SW 25FT OF LOT3 & (EX SE 
80FT)LOT4
BLOCK 59 - LOT 9*

350-040-21-00
350-040-06-00

SITE CLASSIFICATIONS OF C, SEISMIC DESIGN CATEGORY D, RISK 
CATEGORY II ASCE 7-16 (SECTION 1613 OF CBC 2019)

R-1 / HOTEL EXISTING NON CONFORMING USE

R-1 / HOTEL EXISTING NON CONFORMING USE

C.I.P. CONCRETE, CONCRETE BLOCK, STEEL FRAME, WOOD FRAME

6

55'-5"

74,953 S.F.

74,953 S.F.

1959

6 STORIES

6 STORIES

61 STALLS (32 LEVEL 1 & 29 LEVEL BASEMENT)

71 STALLS (53 LEVEL 1 & 53 LEVEL BASEMENT)

FRONT: 15'  REAR: 15'  SIDE: 4'

FRONT: 15'  REAR: 15'  SIDE: 4'

57,780 S.F.

25,301 / 57,780 SF = 46%

35,891 / 57,780 SF = 62.1%

1.5

86,760 S.F.

74,453 S.F.

74,453 S.F.

1.29

1.29

OWNER

LA JOLLA COVE MOTEL & HOTEL 
APARTMENTS
PO BOX 1067
LA JOLLA, CALIFORNIA 92038
CONTACT: BRIAN VEIT
415-672-2485
VEIT@SEAL-ROCK.COM

ALCORN & BENTON ARCHITECTS
7757 GIRARD AVENUE 
LA JOLLA, CALIFORNIA 92037
CONTACT: PAUL BENTON
858-459-0805
PAUL@ALCORNBENTON.COM

ENVISIONS ENGINEERING
565 PEARL STREET SUITE 209
LA JOLLA, CA 92037
CONTACT: ALEJANDRO BARAJAS
858-457-3001
ENVISIONSANDIEGO@SBCGLOBAL.NE
T

COFFEY ENGINEERING ENG.
9666 BUSINESS PARK AVENUE, SUITE 
210
SAN DIEGO, CA 92131
CONTACT: JOHN COFFEY
858-631-0111
john@coffeyenginerring.com

NLA
928 HORNELAND STREET, SUITE #3
SAN DIEGO, CA 92109
CONTACT: JIM NERI
858-274-3222
jim@nerila.com

COFFEY ENGINEERING ENG.
9666 BUSINESS PARK AVENUE, SUITE 210
SAN DIEGO, CA 92131
CONTACT: JOHN COFFEY
858-631-0111
john@coffeyenginerring.com

2019 CBC
2019 CMC
2019 CPC
2019 CEC
T24 ENERGY STANDARDS

ARCHITECT

STRUCTURAL 
ENGINEER

CIVIL ENGINEER

LANDSCAPE 
ARCHITECT

SURVEYOR

GOVERNING 
CODES

SITE

T0.0

PH.1

PH.2

A101

A102

A200

A201

A202

A203

A204

A205

A-2.3

A-2.4

A-2.5

L1

L2

C.0.1

C.0.2

SHEET 
1 OF 2

C002

TITLE SHEET

PHOTOGRAPHIC SURVEY

PHOTOGRAPHIC SURVEY

EXISTING SITE PLAN

PROPOSED SITE PLAN

EXISTING GROUND FLOOR PLAN

PROPOSED GROUND FLOOR PLAN

EXISTING LEVEL 2 FLOOR PLAN

PROPOSED LEVEL 2 PARAISO FLOOR PLAN

EXISTING LEVEL 3 FLOOR PLAN

EXISTING LEVEL 4 FLOOR PLAN

ROOF DRAINAGE PLAN

LANDSCAPE DEVELOPMENT PLAN

LANDSCAPE DEVELOPMENT PLAN

TOPOGRAPHIC SURVEY LOWER LEVEL

TOPOGRAPHIC SURVEY MAIN LEVEL

TITLE COMMITMENT INFORMATION, LEGAL DESCRIPTION & SCHEDULE B 
ITEMS BY REPUBLIC NATIONAL LAND SURVEYORS

PRELIMINARY GRADING PLAN 

N

EXISTING BASEMENT FLOOR  PLAN

PROPOSED BASEMENT FLOOR PLAN

A103 ENLARGED PARTIAL VIEW PROPOSED SITE PLAN

A104 ENLARGED PARTIAL VIEW PROPOSED SITE PLAN

A105 ENLARGED PARTIAL VIEW PROPOSED SITE PLAN

P-2.1 PLUMBING GARAGE BASEMENT FLOOR PLAN

PLUMBING GARAGE GROUND FLOOR PLANP-2.2

A206

C003 PRELIMINARY GRADING PLAN 

LEVEL 2 PARAISO DRAINAGE PLAN 

A207 ENLARGED SLAB PLAN 

A208 ENLARGED SLAB PLAN 

A209 PARAISO SLAB ISOMETRIC - EXPLODED VIEW

A301 ELEVATIONS AND BUILDING SECTIONS

A302 BUILDING SECTIONS

A303 SCHEMATIC SECTIONS

A304 SCHEMATIC SECTIONS

SHEET 
2 OF 2

SURVEY BY REPUBLIC NATIONAL LAND 
SURVEYORS

L3

L4

LANDSCAPE DEVELOPMENT PLAN

LANDSCAPE DEVELOPMENT PLAN

Revision Schedule

Rev.#  Description Date
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GENERAL NOTES

1. PROVIDE POSITIVE SURFACE DRAINAGE AWAY FROM 
BUILDING, WALLS & POOL AND TOWARDS DRAIN INLETS.

2. VERIFY LOCATIONS OF ALL UTILITIES PRIOR TO START 
OF WORK.

3. PRIOR TO START OF WORK, CHECK FIELD CONDITIONS, 
VERIFY ELEVATIONS AND REPORT ANY DISCREPANCIES 
TO PROJECT SUPERINTENDENT.

4. COMPLY WITH ALL APPLICABLE PLUMBING CODES 
DURING THE EXECUTION OF WORK.

5. DO NOT EXCAVATE WITHIN ROOTBALL OF TREES.

6. REMOVE BY HAND TO TOP OF ROOTBALL ANY SOIL 
WHICH HAS BEEN PILED AGAINST TREE TRUNKS.

7. ALL DRAINLINES SHALL HAVE A MINIMUM OF 1% OF FALL

8. ADJUST ALL PAVING GRATES TO FINAL FINISH SURFACE 
& ALL PLANTING GRATES TO OVERFLOW PER THE 
DETAILED DRAWINGS.

9. DRAIN GRATES IN PAVING SHALL BE FLAT, DRAIN 
GRATES IN PLANTING AREAS SHALL BE ATRIUM TYPE.
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LANDSCAPE KEY NOTES:

PROPERTY LINE - TYPICAL SYMBOL

WALKWAY IN RIGHT-OF-WAY TO BE PAVED WITH
TEXTURED PAVERS

EXISTING RAMP AT CROSSWALK

EXISTING UTILITIES

EXISTING FIRE BACKFLOW

(2) BACKFLOW PREVENTERS IN ENCLOSURES

10'  VISIBILITY AREA AT DRIVEWAY.  NO
OBSTRUCTION  IN THE VISIBILITY AREA SHALL
EXCEED 3 FEET IN HEIGHT, 2' FOR PLANT
MATERIAL

DRIVEWAY TO GARAGE FOR COVERED PARKING,
BASEMENT LEVEL

DRIVEWAY TO GARAGE FOR COVERED PARKING,
UPPER LEVEL

OPEN-AIR PATIO IN STREET YARD

EXISTING SEWER TO REMAIN

EXISTING WATER TO REMAIN

GREENWALL SYSTEM

EXISTING PARKING STRUCTURE

PARKING STRUCTURE EXTENSION

1. THIS PLAN IS FOR GENERAL SITE REFERENCE ONLY.  REFER TO OTHER
DOCUMENTS FOR COMPLETE SCOPE OF WORK.

2. BEFORE COMMENCING ANY SITE EXCAVATION, VERIFY LOCATIONS OF ALL
EXISTING SITE UTILITIES, INCLUDING WATER SEWER, GAS AND ELECTRICAL
LINES.  FLAG OR OTHERWISE MARK ALL LOCATIONS AND INDICATE UTILITY TYPE.

3. GRADE SITE TO DIRECT WATER AWAY FROM BUILDING AND NEW ADDITIONS.
LANDSCAPE DRAINS SHALL BE INSTALLED AT LOW POINTS TO REDUCE RUNOFF
CROSSING PATHS AND PAVING.

4. LOCATE REFUSE BINS PER PLANS.
5. ALL REQUIRED PLANTING AREAS SHALL BE COVERED WITH MULCH TO A

MINIMUM DEPTH OF 3 INCHES, EXCLUDING AREAS TO BE PLANTED WITH
GROUND COVER.  ALL EXPOSED SOIL AREAS WITHOUT VEGETATION SHALL
ALSO BE MULCHED TO THIS MINIMUM DEPTH.

6. ALL REQUIRED TREES SHALL HAVE AT LEAST ONE WELL DEFINED TRUNK AND
SHALL NORMALLY ATTAIN A MATURE HEIGHT AND SPREAD OF AT LEAST 15 FEET.

7. PROPOSED LANDSCAPING SHALL NOT CONFLICT WITH EXISTING UTILITIES.
8. PROPOSED UTILITIES SHALL NOT CONFLICT WITH PROPOSED LANDSCAPING.
9. TREE ROOT BARRIERS SHALL BE INSTALLED WHERE TREES ARE PLACED WITHIN

5 FEET OF PUBLIC IMPROVEMENTS INCLUDING WALKS, CURBS, OR STREET
PAVEMENTS OR WHERE NEW PUBLIC IMPROVEMENTS ARE PLACED ADJACENT
TO EXISTING TREES. THE ROOT BARRIER WILL NOT WRAP AROUND THE ROOT
BALL.

10. MAINTENANCE: ALL REQUIRED LANDSCAPE AREAS SHALL BE MAINTAINED BY
THE CONTRACTOR DURING CONSTRUCTION AND MAINTENANCE PERIOD. THE
LANDSCAPE AREAS SHALL BE MAINTAINED 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 THE PERMIT.

11. THE PERMITTEE OR SUBSEQUENT OWNER SHALL BE RESPONSIBLE FOR THE
LONG-TERM MAINTENANCE OF ALL REQUIRED LANDSCAPE IMPROVEMENTS,
INCLUDING IN THE RIGHT-OF WAY.

12. ALL LANDSCAPE AND IRRIGATION SHALL CONFORM TO THE CITY OF SAN
DIEGO'S LAND DEVELOPMENT MANUAL, LANDSCAPE STANDARDS,  AND ALL
OTHER CITY AND REGIONAL STANDARDS.

13. ALL REQUIRED LANDSCAPE SHALL BE 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.

14. IF ANY REQUIRED LANDSCAPE (INCLUDING EXISTING OR NEW PLANTINGS,
HARDSCAPE, LANDSCAPE FEATURES, ETC.) INDICATED ON THE APPROVED
CONSTRUCTION DOCUMENT PLANS IS DAMAGED OR REMOVED DURING
DEMOLITION OR CONSTRUCTION, IT SHALL BE REPAIRED AND/OR REPLACED IN
KIND AND EQUIVALENT SIZE PER THE APPROVED DOCUMENTS TO THE
SATISFACTION OF THE DEVELOPMENT SERVICES DEPARTMENT WITHIN 30 DAYS
OF DAMAGE OR FINAL INSPECTION.

15. ALL GRADED, DISTURBED OR ERODED AREAS THAT WILL NOT BE PERMANENTLY
PAVED OR COVERED BY STRUCTURES SHALL BE PERMANENTLY REVEGETATED
AND IRRIGATED AS SHOWN IN TABLE 142-04F AND IN ACCORDANCE WITH THE
STANDARDS IN THE LAND DEVELOPMENT MANUAL.

16. A MINIMUM ROOT ZONE OF 40SF IN AREA SHALL BE PROVIDED FOR ALL TREES.
THE MINIMUM DIMENSION FOR THIS AREA SHALL BE 5 FEET, PER SDMC
142.0403(b)(5)

17. EXISTING TREES TO REMAIN ON SITE WITHIN THE AREA OF WORK WILL BE
PROTECTED IN PLACE. THE FOLLOWING PROTECTION MEASURES WILL BE
PROVIDED:
17.1. A BRIGHT YELLOW OR ORANGE TEMPORARY FENCE WILL BE PLACED

AROUND EXISTING TREES AT THE DRIP LINE.
17.2. STOCKPILING, TOPSOIL DISTURBANCE, VEHICLE USE, AND MATERIAL

STORAGE OF ANY KIND IS PROHIBIT WITHIN THE DRIPLINE.
17.3. A TREE WATERING SCHEDULE WILL BE MAINTAINED AND

DOCUMENTED DURING CONSTRUCTION.
17.4. ALL DAMAGED TREES WILL BE REPLACED WITH ONE OF EQUAL OR

GREATER SIZE.

GENERAL NOTES:

D

F

G

C

E

1.  THE DRAINAGE SYSTEM FOR THIS PROJECT SHALL BE PRIVATE AND WILL BE
SUBJECT TO APPROVAL BY THE CITY ENGINEER.
2.  ALL DEVELOPMENT SHALL BE CONDUCTED TO PREVENT EROSION AND STOP
SEDIMENT AND POLLUTANTS FROM LEAVING THE PROPERTY TO MAXIMUM EXTENT
PRACTICABLE.
3.  ALL ROOF DRAINS AND FLATWORK SHALL DRAIN POSITIVELY INTO STORM
DRAINAGE SYSTEM. SURFACE RUNOFF SHALL NOT DRAIN DIRECTLY INTO THE
ADJOINING PROPERTY, AND CONSTRUCTION RUNOFF MAY NOT DRAIN INTO THE
STORMWATER CONVEYANCE SYSTEM.

1.  ALL PLANTING AREAS SHALL BE IRRIGATED BY A DEDICATED,
BACKFLOW-PREVENTED IRRIGATION SYSTEM, ACCORDING TO PLANT TYPE AND
ENVIRONMENTAL EXPOSURE AND SHALL RECEIVE UNIFORM WATER COVERAGE BY
MEANS OF A HIGH EFFICIENCY, AUTOMATICALLY CONTROLLED, ELECTRICALLY
ACTUATED, UNDERGROUND PIPED SPRINKLER SYSTEM.  FOR WATER
CONSERVATION AND TO MINIMIZE EROSION, STATE OF THE ART LOW
PRECIPITATION RATE DRIP IRRIGATION EQUIPMENT SHALL BE USED.  IRRIGATION
MAINLINE PIPING SHALL BE PVC PLASTIC (TYPE 1120) CLASS 315 PRESSURE PIPE
AND LATERAL LINE PIPING SHALL BE SCHEDULE 40 NON-PRESSURE PIPE.
PRESSURE LINES SHALL BE INSTALLED 18" DEEP, NON-PRESSURE LINES 12" DEEP,
DRIP TUBING 3" DEEP.  A MASTER VALVE AND FLOW SENSOR SHALL BE INSTALLED
TO MINIMIZE DAMAGE IN THE CASE OF A VALVE FAILURE OR MAINLINE BREAK.  A
SEPARATE HOSE BIB MAINLINE SHALL BE INSTALLED UPSTREAM OF THE MASTER
VALVE AND EACH HOSE BIB SHALL BE FITTED WITH AN ATMOSPHERIC VACUUM
BREAKER.
2.  ALL PROPOSED IRRIGATION SYSTEMS WILL USE AN APPROVED RAIN SENSOR
SHUTOFF DEVICE.
3.  EXISTING STREET TREES LOCATED IN THE PUBLIC RIGHT-OF-WAY SHALL BE
IRRIGATED SEPARATELY FROM OTHER PARKWAY PLANTINGS BY AN
OWNER-FUNDED  AND MAINTAINED DRIP RING SYSTEM.
4.  ALL PROPOSED IRRIGATION SYSTEMS WILL USE AN APPROVED FLOW SENSOR
DEVICE.

DRAINAGE NOTES:
IRRIGATION NOTES:

LANDSCAPE AREA CALCS STREET TREE CALCULATION

(1) 10' BTH PALM FOR EVERY 20' STREET FRONTAGE OR
(1) 48" BOX FOR EVERY 30' STREET FRONTAGE

STREET FRONTAGE (MINUS DRIVEWAY LF): 254'
STREET TREE REQUIRED:  (180 LF) 6 TREES, (74 SF) 4 PALMS
 PROVIDED: 6 TREES, 4 PALMS

20 FEET
5 FEET

10 FEET
10 FEET
25 FEET
10 FEET

TRAFFIC SIGNALS/ STOP SIGNS
UNDERGROUND UTILITY LINES
ABOVE GROUND UTILITY STRUCTURES
DRIVEWAY (ENTRIES)
INTERSECTIONS
SEWER LINES

IMPROVEMENT MIN. DISTANCE TO
STREET TREE

LANDSCAPE DIAGRAM

STREET YARD

REMAINING YARD

NTS

COMMERCIAL DEVELOPMENT

STREETYARD

TOTAL AREA:
PLANTING AREA REQUIRED (25%):
PLANTING AREA PROVIDED:
EXCESS AREA PROVIDED:
PLANT POINTS REQUIRED (5%):
PLANT POINTS PROVIDED :
EXCESS POINTS PROVIDED:
POINTS ACHIEVED W/ TREES (50% MIN):

REMAINING YARD

TOTAL AREA:
PLANTING AREA REQUIRED (30%):
PLANTING AREA PROVIDED:
EXCESS AREA PROVIDED:
PLANT POINTS REQUIRED (5%):
PLANT POINTS PROVIDED :
EXCESS POINTS PROVIDED:
POINTS ACHIEVED W/ TREES (50% MIN):

VEHICULAR USE AREA (VUA)

NOT APPLICABLE, ALL PARKING AREAS ARE LOCATED IN
GARAGES

6,786 SF
1,697 SF
1,826 SF
129 SF
339
972
634
550

HARDSCAPE LEGEND

HARDSCAPE PAVING 'B'

Impermeable paving such as:
· Concrete pavers
· Stone paving
· Decorative tile paving
· Stamped concrete

3,738 SF *(41% PEDESTRIAN PAVING)

HARDSCAPE PAVING 'A'

Impermeable paving such as:
· Uncolored concrete with broom-swept

finish SDSRD (Neighborhood scoring in
ROW)

· Uncolored concrete with enhanced finish
· Integral color concrete with enhanced finish

2,692 SF *(30% PEDESTRIAN PAVING)

THE LANDSCAPE FOR THIS COMMERCIAL DEVELOPMENT IS SEPARATED INTO TWO
USES AND STYLES.  THE AREA ALONG THE STREET FRONTAGE CONSISTS OF CAFE
SEATING AND OPEN PATIOS.  A PLANT PALETTE APPLIED TO THIS AREA IS
CALIFORNIA COASTAL TO REINFORCE THE CLOSE PROXIMITY TO THE OCEAN.
THESE PLANTS ARE LOW-WATER USE WHILE PROVIDING VARYING FOLIAGE
TEXTURE, COLOR AND FLOWERS.  THE INTERNAL LANDSCAPE AREA IS TO PROVIDE
PUBLIC SPACES FOR GATHERING.  IN THIS INTERIOR AREA THE PLANT PALETTE IS
MORE REFLECTIVE OF A TROPICAL-LIKE PALETTE WITHOUT USING PLANTS THAT
REQUIRE LARGE AMOUNTS OF WATER.  NEW STREET TREES ARE PROPOSED TO
MATCH THE DISTINCTIVE LOOK OF COAST BOULEVARD.  THIS LANDSCAPE IS IN
CONFORMANCE WITH THE LAND DEVELOPMENT CODE AND THE LA JOLLA PLANNED
DISTRICT ORDINANCE.   ALL LANDSCAPE WILL BE MAINTAINED BY THE OWNER.

LANDSCAPE CONCEPT STATEMENT

MINIMUM STREET TREE SEPARATION

DISTANCE:

26,070 SF
7,821 SF
12,882 SF
5,061 SF
1,304
1,394+
90+
705 (652 MIN)

LA JOLLA PDO LANDSCAPE

CALCULATIONS

159.0403(d) - ZONE 5, OPTION A

PROVIDE A LANDSCAPED AREA EQUIVALENT TO 50% OF
THE TOTAL LOT AREA. THE LANDSCAPED AREA MAY BE
LOCATED AT THE GROUND LEVEL OR ON UPPER LEVEL
BALCONIES, DECKS, ROOFS WITH PERMANENTLY AFFIXED
PLANTER BOXES OR ANY COMBINATION THEREOF
PROVIDED THE LANDSCAPED AREA IS VISIBLE FROM THE
OPPOSITE SIDE OF ADJACENT PUBLIC RIGHTS-OF-WAY
(STREETS). A MINIMUM OF 50% OF THE LANDSCAPED
AREA SHALL BE VEGETATED.

TOTAL LOT AREA:
LANDSCAPE AREA (50%):
LANDSCAPE AREA PROVIDED:
EXCESS LANDSCAPE AREA PROVIDED:
VEGETATED LANDSCAPE AREA REQUIRED (50% MIN):
VEGETATED LANDSCAPE AREA PROVIDED:
EXCESS VEGETATED LANDSCAPE AREA PROVIDED:

H

I

J

K

L

M

57,780 SF
28,890 SF
48,182 SF
19,292 SF
14,445 SF
14,451 SF (2,785 SF IN GREEN WALL)
6 SF

1 2 40 8 16 FT.

A

B

B

B

C

D

E

D

F

10'

1
0

'

1
0

'

1
0
'

10'

1
0

'

1
0

'

10'

1
0
'

1

0

'

1

0

'

1
0
'

H H

I I

J

J

J

J

J

* HARDSCAPE: LJPD [§159.0403(H)(3)]: "A MINIMUM OF 50

PERCENT OF ALL PAVED SURFACES USED FOR

PEDESTRIAN ACTIVITY SHALL BE COMPOSED OF A

TEXTURED MATERIALSUCH AS BRICK, STONE, OR TILE."

G

G

G

HARDSCAPE PAVING 'C'

(RIGHT-OF-WAY)

Impermeable paving such as:
· Concrete pavers
· Stone paving

2,643 SF (29% PEDESTRIAN PAVING)

K

K

K

L

L

GROUND FLOOR

M
225 SF

M

402 SF
M

N

O

N

O
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LANDSCAPE KEY NOTES:

POOL DECK

WALK IN POOL

SPA

PLANTED ROOF OVER COUNTER

FIXED BENCH SEATING

POOL FENCE AND GATE

GREENWALL SYSTEM

D

F

C

E

HARDSCAPE LEGEND

HARDSCAPE PAVING 'B'

Impermeable paving such as:
· Concrete pavers
· Stone paving
· Decorative tile paving
· Stamped concrete

5,612 SF *(56% PEDESTRIAN PAVING)

HARDSCAPE PAVING 'A'

Impermeable paving such as:
· Uncolored concrete with broom-swept

finish SDSRD (Neighborhood scoring in
ROW)

· Uncolored concrete with enhanced finish
· Integral color concrete with enhanced finish

4,370 SF *(44% PEDESTRIAN PAVING)

1 2 40 8 16 FT.
SECOND FLOOR

A

A

A

B

C

D

E

E

E

E

F

F

F

G

G 1,398 SF
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LANDSCAPE KEY NOTES:

GREENWALL SYSTEM

1 2 40 8 16 FT.
ROOF PLAN

A

A

A335 SF

255 SF

170 SF
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STREET TREES - PALMS

Medium scale tree - 20' tall x 8' wide, such as:
Howea forsteriana
Brahea edulis

4 / 100% / 10' BTH

"Paradise Palm"
"Guadalupe Palm"

ACCENT TREES

Small scale tree - 10' tall x 6' wide, such as:
Chamaerops humilis
Phoenix roebelenii

9 / 100% / 15 GAL

"European Fan Palm"
"Pygmy Date Palm"

WATER BUDGET CALCULATIONS:

TOTAL LANDSCAPE AREA (LA) = 18,569 SF
SPECIAL LANDSCAPE AREA (SLA) = 0 SF
ETo= 40
ETAF= .45

MAXIMUM APPLIED WATER ALLOWANCE (MAWA):
MAWA = (ETo)(0.62)[ETAF x (LA+SLA)] + [(1-ETAF) X SLA)]

(40)(0.62) [(.45 x 18,569) + (0.55 x 0)] = 207,230 GAL/YR

ESTIMATED TOTAL WATER USE (ETWU):
ETWU = (ETo)(0.62) [(PF x HA) + (SLA)]

ESTIMATED TOTAL WATER USE (ETWU): 195,075 GAL/YR

EXISTING PLANT MATERIAL LEGEND:

EXISTING TREES

Juniperus chinensis 'Torulosa'

*

*

HYD.

ESTIMATED TOTAL WATER USE

PLANT
FACTOR

HYDROZONE
AREA (HA) IN S.F.

IRRIGATION
METHOD

IRRIGATION
EFFICIENCY (IE)

ETWU
GAL/ YR.

1 0.7 1,783
2 280
3
4

3,752
1,036

ETAF
(PF/IE)

ETAFx HA

0.864
0.494

1540.864
138.272
926.420
511.605

5 2,604 1285.926

0..4
0.2
0.4
0.4

0.247
0.494
0.494

HYDROZONE DIAGRAM - GROUND

FLOOR

NTS

DRIP
DRIP
DRIP

.81

.81

.81
38,213
3,429
22,975
12,688
31,891

ACCENT SUCCULENT PERENNIAL

Small scale shrubs - 3' tall x 3' wide, such as:
Agave 'Blue Glow'
Agave victoriae-reginae
Agave attenuata (outside right-of-way/ visibility triangle only)
Echinocactus grusonii (outside right-of-way/ visibility triangle only)

82 / 100% / 5 GAL

"Blue Glow Agave"
"Queen Victoria Agave"
"Foxtail Agave"
"Golden Barrel Cactus"

*

BOLD EVERGREEN SUCCULENT

Large scale shrub - 5' tall x 6' wide, such as:
Kalanchoe beharensis
Opuntia engelmanii linuiformis
Dasylirion wheeleri

13  / 100% / 5 GAL

"Velvet Elephant Ear"
"Cactus Apple"
"Desert Spoon"

*

FLOWERING PERENNIAL

Medium scale shrub - 2'-3' tall x 2'-3' wide, such as:
Aloe saponaria
Aloe striata
Limonium perezii

119 / 100% / 1 GAL

"Soap Aloe"
"Coral Aloe"
"Sea Lavender"

*

ARB UNE

4" CAL

SHADE EVERGREEN PERENNIAL

Small scale shrub - 2' tall x 2' wide, such as:
Dianella caerulea 'Cassa Blue'
Dianella tasmanica 'Variegata'
Liriope muscari 'Variegata'

305 / 100% / 1 GAL

"Cassa Blue Flax Lily"
"Variegated Flax Lily"
"Variegated Lily Turf"

*

EVERGREEN SUCCULENT PERENNIAL

Medium scale shrub - 6' tall x 6' wide, such as:
Furcraea foetida 'Mediopicta'
Phormium 'Yellow Wave'
Agave americana 'Mediopicta Aurea'

9 / 100% / 15 GAL

"Mauritius Hemp"
"New Zealand Flax"
"Century Plant"

*

IE

EVERGREEN GRASSES

Small scale grass - 1'-3' tall x 1'-3' wide, such as:
Festuca glauca 'Elija Blue'
Festuca mairei
Bouteloua gracilis
Muhlenbergia dubia

215 / 100% / 1 GAL

"Blue Fescue"
"Mairei's Fescue"
"Blue Grama Grass"
"Mexican Muhly"

*

SUCCULENT GROUNDCOVER

Low growing groundcover - 6" tall x spreading, such as:
Echeveria elegans
Senecio serpens
Sedum spp.

880 SFf / 100% / FLAT @ 12" O.C.

"Mexican Snowball"
"Blue Chalksticks"
"Stonecrop"

*

*

EXISTING VEGETATION

To remain in place

PROPOSED PLANT MATERIAL LEGEND

Denotes Preferred Species

*

6 470 125.3330.2 0.267 3,108.75
7 2,785 1375.3090.4 0.494 34,108DRIP

DRIP .81

.81
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PLANT SCHEDULE:

SPECIES

SIZE

PALM TREES

Medium scale tree - 20' tall x 10' wide, such as:
Archontophoenix cunninghamiana
Syagrus romanzoffiana
Butia capitata

3 / 100% / 10' BTH

"King Palm"
"Queen Palm"
"Pindo Palm"

*

EVERGREEN SCREENING SHRUB

Small scale tree - 15' tall x 8A' wide, such as:
Strilitzia nicolai
Bambusa multiplex 'Riviereorum'

25 / 100% / 15 GAL

"Giant Bird of Paradise"
"Chinese Goddess Bamboo"

*

NATURAL TURF ON STRUCTURE 632 SF

SMALL EVERGREEN SHRUB

Small scale shrub - 2'-3' tall x 3' wide, such as:
Adiantum pedatum
Asarum caudatum
Asparagus densiflorus
Cyrtomium falcatum
Philodendron selloum
Philodendron 'Xanadu'
Zamia furfuracea

167 / 100% / 5 GAL

"Northern Maidenhair Fern"
"Western Wild Ginger"
"Asparagus Fern"
"Japanese Holly Fern"
"Tree Philodendron"
"Philodendron"
"Cardboard Palm"

*

FLOWERING SHRUBS

Medium scale shrub - 3' tall x 3' wide, such as:
Bergenia crassifolia
Cycas revoluta
Hedychium flavescens

115 / 100% / 5 GAL

"Winter Blooming Bergenia"
"Sago Palm"
"Yellow Ginger Lily"

*

ACCENT PALM TREES

Medium scale tree - 15' tall x 10' wide, such as:
Howea forsteriana
Rhaphis excelsa
Wodyetia bifurcata

5 / 100% / 15 GAL

"Kentia Palm"
"Lady Palm"
"Foxtail Palm"

*

8 4,500 1111.1110.2 0.247 27,556.75

POOL/ SPA
STREET TREES
LOW WATER USE, GROUND FLOOR
MED WATER USE, GROUND FLOOR
PARADISO LEVEL
VEGETATED ROOF AT COUNTER
GREEN WALL
WALKABLE PLANTING ON ROOF

HYDROZONE DESCRIPTION

PLANTING ON SHADE STRUCTURE

Succulent and grasses mix
470 SF

*

*

*

*

*

*

*

*

*

*

*

*

*

*

*

*

SPREADING GROUNDCOVER (SHADE)

Low growing groundcover - 6" tall x spreading, such as:
Vinca minor
Fragaria chiloensis

397 SFf / 100% / FLAT @ 12" O.C.

"Periwinkle"
"Ornamental Strawberry"

*

*

18,569TOTAL 195,075

9 632 589.8670.7 0.933.75WALKABLE PLANTING ON ROOF 14,629

STREET TREES -  BROADHEADED

Medium scale tree - 20' tall x 12' wide, such as:
Metrosideros tomentosus
Koelreuteria bipinnata
Jacaranda mimosifolia

6 / 100% / 48" BOX

"New Zealand Christmas Tree"
"Chinese Flame Tree"
"Jacaranda"

*

10 331 163.4570.4 0.494DRIP .81CONTAINER PLANTS ON ROOF 4,054
11 396 97.7780.2 0.247DRIP .81CONTAINER PLANTS ON ROOF 2,425

DRIP
SPRAY

SPRAY
SPRAY

.81

HYDROZONE DIAGRAM - TERRACE

LEVEL

NTS

HYDROZONE DIAGRAM - ROOF PLAN NTS
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ABBREVIATIONS:
ETR: "EXISTING TO REMAIN"
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ETR: "EXISTING TO REMAIN"
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