
 
DATE ISSUED: April 19, 2017 REPORT NO. HO-17-025 
  
HEARING DATE: April 26, 2017 
 
SUBJECT: SHOUGH RESIDENCE. Process Three Decision 
 
PROJECT NUMBER: 484369 
 
OWNERS/APPLICANTS: James and Melinda Shough  
 
SUMMARY: 

 
Issue: Should the Hearing Officer approve the demolition of an existing single dwelling unit and 
construction of a 5,886 square-foot, two-story single dwelling unit with basement and pool on a 
0.25-acre site located at 6436 Camino De La Costa in the La Jolla Community Plan and Local 
Coastal Program Land Use Plan area? 
 
Staff Recommendations:  
 
1. APPROVE Coastal Development Permit No. 1698590 ; and  

 
2. APPROVE Site Development Permit No. 1698591.  

 
Community Planning Group Recommendation:  
On November 3, 2016, the La Jolla Community Planning Association voted 12-0-1 (Chair 
Abstaining) to recommend approval of the proposed project without conditions (Attachment 9).  
 
Environmental Review:  
The project was determined to be exempt pursuant to California Environmental Quality Act 
(CEQA) Guidelines Section 15302 (Replacement or Reconstruction). This project is not pending 
an appeal of the environmental determination. The environmental exemption determination 
for this project was made on February 22, 2017, and the opportunity to appeal that 
determination ended March 8, 2017.  
 

BACKGROUND 
 
The project site is located at 6436 Camino De La Costa, south of Palomar Avenue and north of Winamar 
Avenue (Attachment 1) within the La Jolla Community Plan and Local Coastal Program Land Use Plan 
area. The land use designation for the project site is Low Density Residential (5-9 dwelling units per 
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acre) (Attachment 2) and the site is zoned Residential Single Unit RS-1-5 (Attachment 4). Additionally, 
the project site is within the Coastal (Appealable) Overlay Zone, Coastal Height Overlay Zone, the First 
Public Roadway, Sensitive Coastal Overlay, Parking Impact Overlay (Beach), Residential Tandem Parking 
Overlay, Transit Area Overlay, and Geologic Hazard (43 and 53) Overlay Zones. Surrounding properties 
to the north, south and east have been previously graded and developed with single dwelling units 
(Attachment 3). The parcel to the west is designated as Open Space and is an undeveloped natural bluff 
and beach. 
 
The site has been was previously graded and developed with an existing single dwelling unit that was 
constructed in 1953. A historical assessment was performed and City staff has determined that the 
property and associated structure would not be considered historically or architecturally significant in 
terms of architectural style, appearance, design, or construction associated with important persons or 
events in history. In addition, the property does not meet local designation criteria as an individually 
significant resource under the adopted Historical Resources Board Criteria.  
 
DISCUSSION 
 
Development of the proposed project requires the approval of a Process 3 Coastal Development 
Permit for coastal development in the Appealable Area 1 of the Coastal Overlay Zone, and a Process 3 
Site Development Permit for development within the Sensitive Coastal Overlay Zone (Coastal Bluff). The 
project proposes the demolition of an existing single dwelling unit and construction of a 5,886 square-
foot, two-story single dwelling unit over basement, with a pool and spa on a 0.25-acre site. The 
proposed ground floor would include two bedrooms, two-full bathrooms, a powder room, living room, 
kitchen, dining room, laundry room, elevator, a three-car garage, terrace, garden, courtyard, pool 
bathroom, pool and spa. The proposed second floor would include three-bedrooms, three-bathrooms, 
exercise/den room, and a deck. The proposed lower level would include mechanical room, storage 
room, full bathroom, wine cellar, and light well/garden. The roof level includes photovoltaic panels 
sufficient to generate at least 50 percent of the project's projected energy consumption, in 
conformance with the criteria of the Affordable/In-Fill Housing and Sustainable Buildings Expedite 
Program. 
 
The property is located 112 feet from the Pacific Ocean. Camino De La Costa is the first public roadway 
paralleling the sea and within the Coastal Overlay Zone (Appealable area). The property is 300-foot 
south of a public accessway and view corridor along Palomar Avenue, and 150 feet north of a paved 
walkway near Winamar Avenue. Hermosa Terrace Park is a designated 0.92-acre shoreline park located 
at the base of the bluffs, immediately west of the project site. The site contains passive intermittent and 
partial public vista views as identified within the La Jolla Community Plan and Local Coastal Program 
Land Use Plan. The project is conditioned to dedicate view corridors equal to the side setback are to 
preserve public view opportunities to the shore. The development will not encroach on the public 
access or public views. 
 
The subject site is developed with a single dwelling unit. The proposed development will not encroach 
upon any existing physical access way that is legally used by the public nor any proposed public access 
way identified in the La Jolla Coastal Program land use plan.  
 
The building site is 33 feet above Mean Sea Level and is located above the 100-year floodplain. The site 
is adjacent to the Multiple Species Conservation Program, Multi-Habitat Planning Area (MHPA) over the 



Page 3 

 

northern portion of the Hermosa Terrace Park but does not extend onto the project site and the 
proposed development will not impact the MHPA. However, Environmentally Sensitive Lands in the 
form of sensitive coastal bluffs as defined in the San Diego Municipal Code Section 143.0110 are 
present on site. The development will be setback 25 feet from the coastal bluff. The project proposes a 
maximum building height of 28 feet, 11 5/8-inches, so the building and any projections will not exceed 
the maximum 30-foot height limit allowed by the Coastal Height Limitation Overlay Zone. 
 
The La Jolla Community Plan Residential Element recommends maintaining the character of La Jolla's 
residential areas by ensuring that redevelopment occurs in a manner that protects natural features, 
preserves existing streetscape themes and allows a harmonious visual relationship to exist between 
the bulk and scale of new and older structures. The proposed development incorporates various 
horizontal and vertical off setting planes and complies with the maximum allowable height of the zone 
and the required setbacks. The proposed façade is modern with bronze finished windows and 
milkshake white stucco. Accents will include titanium tone metal horizontal fascia and ocean blue stone 
tile entry. The proposed setbacks, offsetting planes, variation in building materials, help reduce the 
structure bulk and scale. The architectural design provides continuity between the proposed 
development and the existing surrounding dwelling units consistent with the La Jolla Community Plan 
recommendations. 
 
The site contains sensitive coastal bluffs which are considered Environmentally Sensitive Lands per San 
Diego Municipal Code 143.0110. The site has been designed to observe a 25-foot bluff edge setback, as 
recommended by the geologic investigation report and based on the conclusion that the new 
construction will not be affected by bluff instability or retreat for at least 75 years. The project as 
designed and conditioned will ensure the sensitive coastal bluff will not be adversely impacted by the 
proposed development. The new residence will conform to all of the applicable provisions of the San 
Diego Municipal Code and Certified Local Coastal Program. 
 
The proposed project is not requesting, nor does it require any deviations or variances and is 
consistent with the recommended land use, design guidelines, and development standards in effect for 
the subject property per the adopted and certified La Jolla Community Plan and Local Coastal Program, 
General Plan, Environmentally Sensitive Lands regulations, which recommend that the subject property 
be developed with single dwelling unit in accordance with development regulations of the existing RS-1-
5 zone. 
 
Conclusion: 
 
As described above, the project is consistent with the General Plan, La Jolla Community Plan and Local 
Coastal Program, and the San Diego Municipal Code. Therefore, staff recommends the Hearing Officer 
approve the project. 
 
ALTERNATIVES: 
 
1.  APPROVE Coastal Development Permit No. 1698590/Site Development Permit No. 1698591, with 

modifications. 
 
2.  DENY Coastal Development Permit No. 1698590/ Site Development Permit No. 1698591, if the 

findings required to approve the project cannot be affirmed.  
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PROJECT DATA SHEET 
 

Project Name: Shough Residence –  Project No. 484369 

Project Description: 

Permit to demolish an existing residence and construct a new 5,886 SF, 2-
story over basement residence at 6436 Camino de la Costa. The site is in 
the Coastal (Appealable), Coastal Height, Sensitive Coastal, Parking Impact 
(Beach, Transit Area and Residential Tandem), Geologic Hazard (43 and 53) 
overlay zones. 

Community Plan Area: La Jolla Community Plan and Local Coastal Program  

Discretionary Actions: Coastal Development Permit / Site Development Permit 

Community Plan  
Land Use Designation: 

Low Density Residential (5-9 DU/AC) 

ZONING INFORMATION: 
 Zone: RS-1-5  

Height Limit: 30-foot maximum Coastal Height  
 Lot Size: 0.25 acres 
 Floor Area Ratio: 0.54 
 Front Setback: 15 

  Side Setback: 8 
 Street Side Setback: N/A 
 Rear Setback: 20 
 Parking: 2 
 
Adjacent Properties: LAND USE DESIGNATION & ZONE EXISTING LAND USE 

North: Low Density Residential (5-9 DU/AC); RS-1-5 Single Family Residential 

South: Low Density Residential (5-9 DU/AC); RS-1-5 Single Family Residential 

East: Low Density Residential (5-9 DU/AC); RS-1-7 Single Family Residential 

West: Parks Open Space; OP-1-1 Open Space-beach 

Deviation Requested:  None 

Community Planning 
Group Recommendations: 

On November 6, 2016 the La Jolla Community Planning Association (LJCPA) 
voted 12-0-1 to recommend approval of the project.  
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HEARING OFFICER RESOLUTION NO. COASTAL DEVELOPMENT PERMIT APPROVAL NO. 1698590/ 
SITE DEVELOPMENT PERMIT APPROVAL NO. 1698591 

SHOUGH RESIDENCE - PROJECT NO. 484369  
 
WHEREAS, JAMES SHOUGH and MELINDA SHOUGH, Owners/Permittees, filed an application with the 
City of San Diego for a permit for the demolition of an existing single dwelling unit and construction 
of a 5,886-square-foot, two-story over basement, single dwelling unit (as described in and by 
reference to the approved Exhibits "A" and corresponding conditions of approval for the associated 
Permit No. 1698590 and 1698591), on portions of a 0.25 acre site;  
 
WHEREAS, the project site is located at 6436 Camino De La Costa in the La Jolla Community Plan and 
Local Coastal Program Land Use Plan area, Coastal (Appealable) Overlay Zone, Coastal Height 
Overlay Zone, Sensitive Coastal Overlay Zone, Parking Impact (Beach and Coastal) Overlay Zone, 
Residential Tandem Parking Overlay Zone, First Public Roadway, Transit Area Overlay Zone, and 
Geologic Hazard (43 and 53) Overlay Zones; 
 
WHEREAS, the project site is legally described as Lot 2 in Block 1 of Hermosa Terrace, in the City of 
San Diego, County of San Diego, State of California, according to Map thereof No. 2353, filed in the 
Office of the County Recorder of San Diego County, September 20, 1946. 
 
WHEREAS, on April 26, 2017, the Hearing Officer of the City of San Diego considered Coastal 
Development Permit No. 1698590 and  Site Development Permit No. 1698591 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 as follows: 
 
That the Hearing Officer adopts the following written Findings, dated April 26, 2017. 
 
FINDINGS: 
 

I. Coastal Development Permit – Section 126.0708  
  
1. The proposed coastal development will not encroach upon any existing physical 

access way that is legally used by the public or any proposed public access way 
identified in a Local Coastal Program land use plan; and the proposed coastal 
development will enhance in the Local Coastal Program land use plan; and 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, on a 0.25-acre site. 
The property is located 112 feet from the Pacific Ocean. Camino De La Costa is the first 
public roadway paralleling the sea and within the Coastal Overlay Zone (Appealable 
area). The property is 300-foot south of a public accessway and view corridor along 
Palomar Avenue, and 150 feet north of a paved walkway near Winamar Avenue. 
Hermosa Terrace Park is a designated 0.92-acre shoreline park located at the base of the 
bluffs, immediately west of the project site. The site contains passive intermittent and 
partial public vista views as identified within the La Jolla Community Plan and Local 
Coastal Program Land Use Plan. The project is conditioned to dedicate view corridors 
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equal to the side setback are to preserve public view opportunities to the shore. The 
development will not encroach on the public access or public views.  
 
The proposed development will is not adjacent to an existing or proposed public physical 
access way identified in a Local Coastal Program. The development as proposed is 
entirely within the private property, observing of zoning setbacks and coastal bluff 
setback of 25-feet from bluff edge thus avoiding any public access encroachment.  
 
The proposed single dwelling unit will not obstruct coastal or scenic views from any 
identified public vantage point. There will not be any increase in building footprint of the 
existing structure that would, from a public vantage point, result in public views being 
blocked to, and/or along the ocean. No identified public views to and along the ocean 
will be adversely impacted. The proposed development complies with all development 
regulations and setback requirements. The permit has been conditioned to specify that 
all existing/proposed vegetation placed in the side yards shall not exceed the requisite 
three-foot height limit and that any proposed fencing in the side yards shall be a 
minimum of 75 percent open, which will create, enhance, and protect public views. It has 
been concluded that implementation of the various project improvements and features 
will not adversely obstruct public views to, or along the ocean or other scenic resources.  
 
Therefore, the proposed coastal development will not encroach upon an existing 
physical access way, or any proposed access way identified in a Local Coastal Program 
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. 

 
2. The proposed coastal development will not adversely affect environmentally 

sensitive lands; and 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The property is located 112 feet from the Pacific Ocean and fronting 
on the first public roadway paralleling the sea and within the Coastal Overlay Zone 
(Appealable area).  
 
The project site that contains environmentally sensitive lands in the form of beaches and 
coastal bluffs. There is a small buried remnant of a non-engineered temporary shoring 
wall (“remnant”) that was installed by the City within the City’s property in 1946. The 
remnant was discovered during exploratory trenching to determine the location of the 
coastal canyon and coastal bluff edge. The remnant is to the north and to the west side 
of the subject site and located 20-23 feet above median sea level and over 70 feet 
landward of the lower bluff face. The remnant is a left over footing that is approximately 
two feet tall and is buried under approximately two to three feet of top (fill) soil and 
covered with non-native ice plant. It is evident that the original City shoring wall was 
temporary due to the fact that the upper eight feet was completely removed at the 
completion of the City’s storm drain. The 1946 remaining remnant does not serve or 
function as shoreline erosion control or a mid or upper bluff retaining device. 
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Recognizing that the remnant is only a few feet in height and is buried under fill soils, the 
site characteristics are the same with or without the wall. While it would be possible for 
the City to remove the remnant, because it serves no purpose any such removal may 
cause more damage to the canyon/bluff, than simply leaving it in place.  
 
The project site is graded and padded as a result of construction of the existing dwelling 
unit and associated improvements on the property. Minor shoring and excavation will 
occur to implement the proposed project and basement. The shoring will be located 
within the property line limits and not within City property to the west of City right-of-
way to the east. The Geologic Studies prepared for the project indicate the site is 
underlain by relatively stable formational soils and will be suited for the proposed 
structure and associated improvements. Incorporation of proper engineering design will 
ensure that the potential for geologic impacts from regional hazards will not be 
significant. No natural slopes, sensitive coastal or marine resources or other 
environmentally sensitive areas will be adversely affected by the proposed project.  
 
The proposed dwelling unit is not located on the coastal beach, or in the 100-year flood 
hazard area, and does not contain sensitive biological resources. The site is adjacent to 
the Hermosa Terrace Park a designated 0.92-acre shoreline park at base of bluffs, 
immediately west of the project site and the northern portion is within the Multiple 
Species Conservation Program, Multi-Habitat Planning Area (MHPA). The proposed 
development will be sited completely on privately owned property and will not impact or 
encroach on the MHPA.  
 
The proposed residence has been designed to observe a 25-foot bluff edge setback, as 
recommended by the geologic investigation report, based on the conclusion that the 
new construction will not be affected by bluff instability or retreat for at least 75 years.  
 
The project as designed and conditioned will ensure the sensitive coastal bluff will not be 
adversely impacted by the proposed development. As such, the proposed development 
will not adversely affect environmentally sensitive lands.  
 

3. The proposed coastal development is in conformity with the Certified Local 
Coastal Program Land Use Plan and complies with all regulations of the Certified 
Implementation Program; and  
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
feature on a 0.25-acre site. The site is within the La Jolla Community Plan and Local 
Coastal Program Land Use Plan area and the land use designation is Low Density 
Residential (5-9 dwelling units per acre) and the site is zoned Residential Single Unit RS-1-
5. Additionally, the project site is within the Coastal (Appealable) Overlay Zone, Coastal 
Height Overlay Zone, the First Public Roadway, Sensitive Coastal Overlay, Parking Impact 
Overlay (Beach), Residential Tandem Parking Overlay Zone, Transit Area Overlay Zone, 
and Geologic Hazard (43 and 53) Overlay Zones.  
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The proposed residence is consistent with the La Jolla Community Plan and Local Coastal 
Program land use and density. The 0.25-acre site will support development of a single 
dwelling unit in accordance with development regulations of the General Plan, 
Community Plan and RS-1-5 zone.  
 
The La Jolla Community Plan and local Coastal Program, Natural Resources and Open 
Space Element calls for the protection of the environmentally sensitive resources of La 
Jolla's open areas including its coastal bluffs, sensitive steep hillside slopes, canyons, 
native plant life and wildlife habitat linkages. The site contains sensitive coastal bluffs 
considered Environmentally Sensitive Lands per San Diego Municipal Code 143.0110. 
The site has been designed to observe a 25-foot bluff edge setback, as recommended by 
the geologic investigation report, based on the conclusion that the new construction will 
not be affected by bluff instability or retreat for at least 75 years. The project as designed 
and conditioned will ensure the sensitive coastal bluff will not be adversely impacted by 
the proposed development. The new residence will conform to all of the applicable 
provisions of the Municipal Code and Certified Local Coastal Program. 
 
The proposed project requests no deviations or variances and will comply with all 
applicable provisions of the community plan and municipal code regulations. Therefore, 
the proposed development is in conformity with the Certified La Jolla Community Plan 
and Local Coastal 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 project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The property is located 112 feet from the Pacific Ocean. Camino De 
La Costa is the first public roadway paralleling the sea and within the Coastal Overlay 
Zone (Appealable area). The property is 300-foot south of a public accessway and view 
corridor along Palomar Avenue, and 150 feet north of a paved walkway near Winamar 
Avenue. Hermosa Terrace Park is a designated 0.92-acre shoreline park located at the 
base of the bluffs, immediately west of the project site. The site contains passive 
intermittent and partial public vista views as identified within the La Jolla Community 
Plan and Local Coastal Program Land Use Plan. The project is conditioned to dedicate 
view corridors equal to the side setback are to preserve public view opportunities to the 
shore. The development will not encroach on the public access or public views.  
 
The proposed development will not obstruct coastal or scenic views from any identified 
public vantage point or result in public views being blocked to, and/or along the ocean. 
The permit has been conditioned to view easements equal to the required side yard 
setbacks. Within the view easement, no structure or storage shall be and all existing/ 
proposed vegetation shall not exceed the requisite three-foot height limit. Proposed 
fencing in the view easement shall be translucent or a minimum of 75 percent open, 
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which will enhance and protect public views. The proposed residence has been designed 
to observe a 25-foot bluff edge setback, as recommended by the geologic investigation 
report. The project as designed and conditioned will ensure the sensitive coastal bluff 
will not be adversely impacted by the proposed development.  
 
The proposed project requests no deviations or variances and will comply with all 
applicable provisions of the community plan and municipal code regulations. Therefore, 
the proposed development is in conformity with the Certified La Jolla Community Plan 
and Local Coastal Program public access and public recreation policies. 
 

II. Site Development Permit – Section 126.0504 
 

1. The proposed development will not adversely affect the applicable land use plan; 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The site is within the La Jolla Community Plan and Local Coastal 
Program Land Use Plan area, land use designation is Low Density Residential (5-9 
dwelling units per acre), and zoned Residential Single Unit RS-1-5. Additionally, the 
project site is within the Coastal (Appealable) Overlay Zone, Coastal Height Overlay Zone, 
the First Public Roadway, Sensitive Coastal Overlay, Parking Impact Overlay (Beach), 
Residential Tandem Parking Overlay Zone, Transit Area Overlay Zone, and Geologic 
Hazard (43 and 53) Overlay Zones.  
 
The proposed 0.25 acre site will support development of a single dwelling unit consistent 
with the La Jolla Community Plan and Local Coastal Program land use designation, 
General Plan land use, and RS-1-5 zone. On November 3, 2016, the La Jolla Community 
Planning Association voted 12-0-1 (Chair Abstaining) to recommend approval of the 
proposed project without conditions. 
 
The proposed project requests no deviations or variances and will comply with the 
community plan and municipal code regulations. Therefore, the proposed development 
is in conformity with the Certified La Jolla Community Plan and Local Coastal Program. 
 

2. The proposed development will not be detrimental to the public health, safety and 
welfare; and  
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The property is located 112 feet from the Pacific Ocean, within the 
first public roadway paralleling the sea (Camino De La Costa), and within the Coastal 
Overlay Zone (Appealable area).  
 
The lot slopes east to west from an elevation of 36 feet at the eastern property line, 33 
feet at the building pad, and sloping to 26 feet above Mean Sea Level at the western 
property line. The site is located above the 100-year floodplain. The site is adjacent to 
MHPA over the northern portion of the Hermosa Terrace Park to the west of the site but 



  ATTACHMENT 6 

Page 6 of 11 
 

does not extend onto the project site and the development will not impact the habitat. 
The site contains sensitive coastal bluffs considered Environmentally Sensitive Lands per 
San Diego Municipal Code 143.0110. The site has been designed to observe a 25-foot 
bluff edge setback, as recommended by the geologic investigation report, based on the 
conclusion that the new construction will not be affected by bluff instability or retreat for 
at least 75 years. The project as designed and conditioned will ensure the sensitive 
coastal bluff will not be adversely impacted by the proposed development. The new 
residence will conform to all of the applicable provisions of the Municipal Code and 
Certified Local Coastal Program. 
The project proposes a maximum building height of 28-feet, 11 5/8-inches, so the 
building and any projections will not exceed the maximum 30-foot height limit allowed 
by the Coastal Height Limitation Overlay Zone. 
 
The permit for the project includes conditions relevant to achieving project compliance 
with the applicable regulations in effect for this project. The permit conditions, such as 
providing a driveway, drains, curb, and gutter have been determined to be necessary to 
avoid adverse impacts upon the health, safety and general welfare of persons residing or 
working in the surrounding area. The building plans and public improvement plans will 
be reviewed, permitted, and inspected by the City of san Diego for compliance with all 
applicable building, mechanical, electrical, fire code, and development regulations.  

 
The project is not requesting, nor does it require, any deviations or variances from the 
applicable regulations and policy documents, and is consistent with development 
standards in effect for this site, including conformance with the La Jolla Shores Planned 
District. The project is conditioned to comply with the development regulations in effect 
for the subject property as described in Coastal Development Permit No. 1698590/Site 
Development Permit No. 1698591. Therefore, the proposed development will not be 
detrimental to the public health, safety, and welfare. 
 

3. The proposed development will comply with the applicable regulations of the Land 
Development Code.  
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The property is located 112 feet from the Pacific Ocean, fronts on the 
first public roadway paralleling the sea, and is within the Coastal Overlay Zone 
(Appealable area).  
 
This project complies with the land use and development regulations of the La Jolla 
Community Plan and Local Coastal Program, RS-1-5 Zone, and the Environmentally 
Sensitive Lands regulations. The community Plan, Residential Element goals calls for 
projects 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. The scale, design and character incorporated 
into the proposed dwelling unit are consistent with the scale, design and character of the 
existing single dwelling unit in the surrounding area. The proposed dwelling unit will 
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incorporate building materials and colors consistent with existing homes in the vicinity. 
The proposed project will be visually compatible with the architectural materials and 
varied design themes of existing one and two story residential developments along this 
coastal zone.  
 
The proposed improvements will not obstruct coastal or scenic views from any identified 
public vantage point and no public view to and along the ocean will be impacted. The 
proposed development complies with all development regulations and will observe 
height and setback requirements. The permit has been conditioned to specify that all 
existing/proposed vegetation placed in the side yards shall not exceed the requisite 
three-foot height limit and that any proposed fencing in the side yards shall be 
transparent or a minimum of 75 percent open, which will create, enhance, and protect 
public views. The proposed home will enhance the visual quality of the site and 
surrounding area.   
 
The project is not requesting nor does it require any deviations or variances from the 
applicable regulations and policy documents, and is consistent with development 
standards in effect for this site, including conformance with the La Jolla Community Plan 
and Local Coastal Program. Therefore, the proposed development will comply with the 
applicable regulations of the Land Development Code. 
 

III. Supplemental Findings – Environmentally Sensitive Lands 
 
1. The site is physically suitable for the design and siting of the proposed 

development and the development will result in minimum disturbance to 
environmentally sensitive lands; 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The property is located 112 feet from the Pacific Ocean and is within 
on the first public roadway paralleling the sea. The project site contains environmentally 
sensitive lands in the form of sensitive coastal bluffs as defined by the San Diego 
municipal Code section 143.0110. Additionally, the site is adjacent to the Hermosa 
Terrace Park a designated 0.92-acre shoreline park at base of bluffs, immediately west of 
the project site. The parcel meets the definition of environmentally sensitive land for 
sensitive coastal bluffs as well as Multiple Species Conservation Program lands in the 
northern portion of the lot away from the project site.  
 
The project site was previously graded and padded as a result of the construction of the 
existing dwelling unit and associated accessory improvements. The proposed residence 
will be sited on a similar building footprint as the existing dwelling unit. Minor shoring 
and excavation will occur to implement the proposed basement and new residence. The 
shoring will be located entirely within the property line limits, not closer than 25-feet 
from the sensitive coastal bluff edge, and will not encroach or impact the onsite sensitive 
coastal bluff or the adjacent environmentally sensitive lands and multiple Species 
Conservation Program lands. The Geologic Studies prepared for the project indicate the 
site is underlain by relatively stable formational soils and will be suited for the proposed 
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structure and associated improvements. Incorporation of proper engineering design will 
ensure that the potential for geologic impacts from regional hazards will not be 
significant.  
 
Therefore, the site is physically suitable for the design and siting of this proposed 
residence and the development proposal. The project as designed and conditioned will 
ensure the sensitive coastal bluff and adjacent environmentally sensitive lands and 
multiple Species Conservation Program lands will not be adversely impacted by the 
demolition of the existing residence nor the proposed home.  
 

2. The proposed development will minimize the alteration of natural land forms and 
will not result in undue risk from geologic and erosional forces, flood hazards, or 
fire hazards; 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The site is located on a relatively flat building pad with an elevation of 
33 feet median sea level at the street and building pad and sloping to 23-feet westward 
at the property line and top of coastal bluff. The site contains Geological Hazard 
Category 53 under the majority of the site including the proposed building pad and area 
of pool and spa. Geological Hazard Category 43 is on the western most portion of the lot 
in the non-buildable 25-foot setback from the sensitive coastal bluff. 
 
The project site that contains environmentally sensitive lands in the form of sensitive 
coastal bluffs. There is a small buried remnant of a non-engineered temporary shoring 
wall (“remnant”) that was installed by the City of San Diego in 1946 located within the 
City’s property. The remnant was discovered during exploratory trenching to determine 
the location of the coastal canyon and coastal bluff edge. The remnant is to the north 
and to the west side of the subject site and located 20-23 feet above median sea level 
and over 70 feet landward of the lower bluff face. The remnant is a left over footing that 
is approximately two feet tall and is buried under approximately two-three feet of top 
(fill) soil and covered with non-native ice plant. The original City shoring wall was 
temporary due to the fact that the upper eight feet was completely removed at the 
completion of the City’s storm drain. The 1946 remaining remnant does not serve or 
function as shoreline erosion control or a mid or upper bluff retaining device. 
Recognizing that the remnant is only a few feet in height and is buried under fill soils, the 
site characteristics are the same with or without the wall. While it would be possible to 
remove the remnant, because it serves no purpose any such removal may cause more 
damage to the canyon/bluff, than simply leaving it in place.  
 
The project site ranges from 26 to 36 feet Mean Sea Level above the shoreline and beach 
below. The existing site drains westerly over the rear portion of the property toward the 
adjacent Hermosa Terrace Park and into the ocean. The proposed project will collect, 
consolidate, attenuate, treat, and filter storm water flows within a bio-retention area, 
and then discharge the treated water directly into the existing City storm drain pipe to 
the north. The proposed project will redirect the treated and filtered discharge water 



  ATTACHMENT 6 

Page 9 of 11 
 

into the City storm drain pipe by gravity flow. Erosion of the coastal bluff is not present 
nor is denuding of the non-native ice plant at the City storm drain outfall.  
 
The site has been designed to observe a 25-foot bluff edge setback, as recommended by 
the geologic investigation report, based on the conclusion that the new construction will 
not be affected by bluff instability or retreat for at least 75 years. The project as designed 
and conditioned will ensure the sensitive coastal bluff will not be adversely impacted by 
the proposed development. In addition, permit conditions require that all drainage be 
directed away from the coastal bluff in order to reduce, control or mitigate erosion of the 
coastal bluff face. 
 
The project site is graded and padded as a result of construction of the existing dwelling 
unit and associated improvements on the property. Minor shoring and excavation will 
occur to implement the proposed project and basement. The shoring will be located 
within the property line limits and not within the City property to the west or the City 
right-of-way to the east. The Geologic Studies prepared for the project indicate the site is 
underlain by relatively stable formational soils and will be suited for the proposed 
structure and associated improvements. Incorporation of proper engineering design will 
ensure that the potential for geologic impacts from regional hazards will not be 
significant. No natural slopes, sensitive coastal or marine resources or other 
environmentally sensitive areas will be adversely affected by the proposed project.  
 
No significant geologic hazards were observed or known to exist on the site that would 
adversely affect the proposed project. Therefore, the proposed development is on a 
previously disturbed site and will locate areas of land form disturbance to be within the 
footprint of the residence to be demolished and will not result in undue risks from 
geologic, erosional forces and/or flood and fire hazards.  
 

3. The proposed development will be sited and designed to prevent adverse impacts 
on any adjacent environmentally sensitive lands; 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. The project site is located between the First Public Roadway and the 
Pacific Ocean 212 feet to the west. Within the City property west of the subject site there 
is environmentally sensitive lands in the form of beaches and coastal bluffs.  
 
The project site contains environmentally sensitive lands in the form of sensitive coastal 
bluffs. The site is adjacent to the Hermosa Terrace Park a designated 0.92-acre shoreline 
park at base of bluffs, immediately west of the project site and the northern portion is 
within the MHPA. The proposed development will be sited completely on privately 
owned property and will not impact or encroach on the MHPA.  
 
The site has been designed to observe a 25-foot bluff edge setback, as recommended by 
the geologic investigation report, based on the conclusion that the new construction will 
not be affected by bluff instability or retreat for at least 75 years. The project as designed 
and conditioned will ensure the sensitive coastal bluff will not be adversely impacted by 
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the proposed development. In addition, permit conditions require that all drainage be 
directed away from the coastal bluff in order to reduce, control or mitigate erosion of the 
coastal bluff face. Therefore no adverse impacts will effect adjacent environmentally 
sensitive lands. 
 

4. The proposed development will be consistent with the City of San Diego’s Multiple 
Species Conservation Program (MSCP) Subarea Plan; 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, e on a 0.25-acre 
site. The project site is adjacent to the Hermosa Terrace Park a designated 0.92-acre 
shoreline park at base of bluffs, immediately west of the project site and the northern 
portion is within the MHPA. The proposed development will be sited completely on 
privately owned property and will not impact or encroach on the MHPA. The project site 
is more than 75-feet southeast of the mapped Multiple Species Conservation area and 
has been reviewed and determined not to have an impact on the conservation area. 
Therefore the proposed development will be consistent with the City of San Diego’s 
Multiple Species Conservation Program Subarea Plan. 

 
5. The proposed development will not contribute to the erosion of public beaches or 

adversely impact local shoreline sand supply; and 
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, on a 0.25-acre site. 
The project lot is 26 feet to 36 feet Mean Sea Level elevation above the rocky shoreline 
and beach west of the site. The existing site drains westerly over the rear portion of the 
property toward the adjacent Hermosa Terrace Park and then towards the ocean. The 
proposed project will collect, consolidate, attenuate, treat, and filter storm water  flows 
within a bio-retention area, and then discharge the treated water directly into the 
existing City storm drain pipe to the north. The proposed project will redirect the treated 
and filtered discharge water into the City storm drain pipe by gravity flow. Erosion of the 
coastal bluff is not present nor is denuding of the non-native ice plant at the City storm 
drain outfall. The proposed development was designed and conditioned to include 
drainage control measures to direct drainage to the City public storm drain to ensure 
that the proposed structure would not contribute to the erosion of public beaches or 
adversely impact local shoreline sand supply.  
 

6. The nature and extent of mitigation required as a condition of the permit is 
reasonably related to, and calculated to alleviate, negative impacts created by the 
proposed development.  
 
The project proposes the demolition of an existing single dwelling unit and construction 
of a 5,886 square-foot, two-story single dwelling unit over basement, with a pool and spa 
on a 0.25-acre site. This property is contains sensitive coastal bluff at the western edge. A 
Categorical Exemption has been prepared which determined that the proposed project 
is exempt from California Environmental Quality Act review. As such the project will not 
have a significant environmental effect and no mitigation is required. 
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BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing Officer, 
Coastal Development Permit No. 1698590 and Site Development Permit No. 1698591 is hereby 
GRANTED by the Hearing Officer to the referenced Owners/Permittees, in the form, exhibits, terms 
and conditions as set forth in Permit No. 1698590 and No. 1698591, a copy of which is attached 
hereto and made a part hereof. 
 
 
 
 
 
 
                                                                        
Karen Bucey 
Development Project Manager 
Development Services 
 
Adopted on:  April 26, 2017 
 
IO#: 24006636 
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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: 24006636 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

HEARING OFFICER RESOLUTION NO. ________________ 
COASTAL DEVELOPMENT PERMIT APPROVAL NO. 1698590/ 

SITE DEVELOPMENT PERMIT APPROVAL NO. 1698591 
SHOUGH RESIDENCE - PROJECT NO. 484369  

 
This Coastal Development Permit No. 1698590/Site Development Permit No. 1698591 are granted 
by the Hearing Officer of the City of San Diego to JAMES SHOUGH and MELINDA SHOUGH, 
Owners/Permittees, pursuant to San Diego Municipal Code [SDMC] section 126.0705 and 126.0504. 
The 0.25-acre site is located at 6436 Camino De La Costa in the RS-1-5 zone of the La Jolla 
Community Plan and Local Coastal Program, Coastal (Appealable) Overlay Zone, Coastal Height 
Overlay Zone, Sensitive Coastal Overlay Zone, Parking Impact (Beach and Coastal) Overlay Zone, 
Residential Tandem Parking Overlay Zone, First Public Roadway, Transit Area Overlay Zone, and 
Geologic Hazard (43 and 53) Overlay Zones. The project site is legally described as: Lot 2 in Block 1 of 
Hermosa Terrace, in the City of San Diego, County of San Diego, State of California, according to Map 
thereof No. 2353, filed in the Office of the County Recorder of San Diego County, September 20, 
1946. 
 
Subject to the terms and conditions set forth in this Permit, permission is granted to Owner/ 
Permittee for the demolition of an existing single dwelling unit and construction of a new two-story 
single dwelling unit over basement, described and identified by size, dimension, quantity, type, and 
location on the approved exhibits [Exhibit "A"] dated April 26, 2017, on file in the Development 
Services Department. 
 
The project shall include: 
 

a. Demolition of an existing single dwelling unit and construction of a 5,886 square-foot, two-
story single dwelling unit over basement. The proposed ground floor includes two 
bedrooms, two-full bathrooms, a powder room, living room, kitchen, dining room, laundry 
room, elevator, a three-car garage, terrace, garden, courtyard, pool bathroom, pool and 
spa. The proposed second floor includes three-bedrooms, three-bathrooms, exercise/den 
room, and a deck. The proposed lower level includes mechanical room, storage room, full 
bathroom, wine cellar, and light well/ garden; 

  
b. Landscaping (planting, irrigation and landscape related improvements);  
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c. Off-street parking;  

 
d. Pool and spa accessory improvements; and 

 
e. A roof-mounted photovoltaic system sufficient to generate at least 50 percent of the 

proposed project’s projected energy consumption, in conformance with the criteria of the 
Affordable/In-Fill Housing and Sustainable Buildings Expedite Program; and  

 
f. 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 10, 2020. 
 
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: 
 

a. The Owners/Permittees 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. 

 
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 Owners/Permittees 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. 
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7. Issuance of this Permit by the City of San Diego does not authorize the Owners/Permittees 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 Owners/Permittees shall secure all necessary building permits. The Owners/Permittees 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.  
 
If any condition of this Permit, on a legal challenge by the Owners/Permittees 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 Owners/Permittees 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. 
 
11. The Owners/Permittees 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 Owners/Permittees of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owners/Permittees 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, 
Owners/Permittees 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 Owners/Permittees 
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 Owners/Permittees shall not be required to pay or perform any settlement 
unless such settlement is approved by Owners/Permittees.  
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CLIMATE ACTION PLAN (CAP) REQUIREMENTS: 
 
12. The Owners/Permittees 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 3 sheets of the construction plans under the heading “Climate Action Plan 
Requirements.”  
 
13. The Climate Action Plan strategies as identified on Exhibit “A” shall be enforced and 
implemented to the satisfaction of the Development Services Department. 
 
ENGINEERING REQUIREMENTS: 
 
14. The project proposes to export 1,275 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. 
 
15. Prior to the issuance of any building permits, the Owners/Permittees shall assure, by permit 
and bond, the construction of a new current City Standard 12-foot maximum wide driveway, 
adjacent to the site on Camino De La Costa, satisfactory to the City Engineer.  
 
16. Prior to the issuance of any building permits, the Owners/Permittees shall assure, by permit 
and bond, the closure of the non-utilized driveway with curb, gutter and sidewalk per current City 
Standard, adjacent to the site, on Camino De La Costa, satisfactory to the City Engineer.  
 
17. Prior to the issuance of any construction permit, the applicant shall submit a Storm Water 
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.  
 
18. Prior to the issuance of any construction permit, the Owners/Permittees shall enter into a 
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City 
Engineer.  
 
19. Prior to the issuance of any construction permit, the Owners/Permittees 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.  
 
20. Prior to the issuance of any construction permit the Owners/Permittees 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: 
 
21. Prior to issuance of any construction permits for structures, the Owners/Permittees shall 
submit complete landscape and irrigation construction documents to the Development Services 
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Department for approval. The construction documents shall be consistent with approved Exhibit “A,” 
the La Jolla Community Plan, and the Land Development – Landscape Standards. 
 
22. The Owners/Permittees 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 a Landscape Maintenance District or 
other approved entity. 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 shall not be permitted. 
 
23. 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. 
 
PLANNING/DESIGN REQUIREMENTS: 
 
24. Owners/Permittees shall maintain a minimum of two off-street parking spaces on the property 
at all times in the approximate locations shown on the approved Exhibit “A.” Parking spaces shall 
comply at all times with the SDMC and shall not be converted for any other use unless otherwise 
authorized by the appropriate City decision maker in accordance with the SDMC. 
 
25. 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 Owners/Permittees. 
 
26. Prior to the issuance of building permits, construction documents shall fully illustrate the 
incorporation of a roof-mounted photovoltaic system consisting of solar panels sufficient to 
generate at least 50 percent of the project’s projected energy consumption, in accordance with the 
Affordable/In-Fill Housing and Sustainable Buildings Expedite Program. 
 
27. Prior to the issuance of Construction Permits and in accordance with San Diego Municipal Code 
Sections 143.0140(a) and 143.0152, the Owners/Permittees shall execute a Covenant of Easement 
recorded against the title to the affected premises and executed in favor of the City in order to 
preserve the Environmentally Sensitive Lands (Coastal Bluff). The Covenant of Easement shall cover 
all portions of the property containing coastal bluffs, as shown and described on the approved 
Exhibit "A." Furthermore, accessory structures and landscape features customary and incidental to 
residential uses shall not be closer than 5 feet to the coastal bluff edge provided, however, that 
these shall be located at grade. Accessory structures and features may be landscaping, walkways, 
unenclosed patios, open shade structures, decks that are less than 3 feet above grade, lighting 
standards, fences and walls, seating benches, signs, or similar structures and features, excluding 
garages, carports, buildings, pools, spas, and upper floor decks with load-bearing support 
structures. 
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28. The Owners/Permittees shall waive all rights to shoreline protective devices associated with 
the subject property.   

 
29. All drainage from the improvements on the premises shall be directed away from any coastal 
bluff and either into an existing or improved public storm drain system or onto a street developed 
with a gutter system or public right-of-way designated to carry surface drainage run-off. All drainage 
from unimproved areas shall be appropriately collected and discharge in order to reduce, control, or 
mitigate erosion of the coastal bluff. 
 
30. Prior to the issuance of construction permits, the Owners/Permittees shall record against the 
property easements, which preserves visual corridor of not less than 8’-6” in width, and running the 
entire depth of the premises parallel to the southern property line, and not less than 5’-0” in width, 
and running the entire depth of the premises parallel to the northern property line, as shown on the 
approved Exhibit "A" drawings. 
 
31. Open fencing and landscaping may be permitted within these visual corridors, provided such 
improvements do not significantly obstruct public views of the ocean. Open fencing within these 
visual corridors shall not exceed three-foot in height and must maintain at least 75 percent of the 
vertical surface open to light and air in order to preserve public views. Landscape within these visual 
corridors may not exceed three-foot in height except when the mature canopy is shown to be a 
minimum of eight-foot above the sidewalk grade, satisfactory to LDR-Landscape. 
 
32. Prior to the issuance of any construction permits, the Owners/Permittees shall execute a 
Notice of Hazardous Condition-Indemnification and Hold Harmless Agreement for Sensitive Coastal 
Bluffs in accordance with SDMC section 143.0143, in a form and content acceptable to the Director 
of the Development Services Department, or designated representative, which shall provide:  (a) that 
the Owners/Permittees understands that new accessory structures or landscape features customary 
and incidental to residential uses are prohibited within 5 feet of the Coastal Bluff Edge or on the face 
of the Bluff, as illustrated on approved plan Exhibit “A;” (b) that the Owners/Permittees understands 
that the site may be subject to extraordinary hazard from coastal bluff erosion, and the 
Owners/Permittees assumes all liability from such hazards; and (c) the Owners/Permittees 
unconditionally waives any claim of liability against the City of San Diego and agrees to defend, 
indemnify, and hold harmless the City of San Diego and its advisors relative to the City of 
San Diego's approval of the project and for any damage due to natural hazards.  This Notice of 
Hazardous Conditions-Indemnification and Hold Harmless Agreement shall be recorded against title 
to the property and shall run with the land, binding upon all successors and assigns. 
 
33. 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. 
 
PUBLIC UTILITIES DEPARTMENT WATER SEWER:  
 
34. Prior to the issuance of any building permits, the Owners/Permittees 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 Public Utilities Director 
and the City Engineer. BFPDs shall be located above ground on private property, in line with the 
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service and immediately adjacent to the right-of-way. The Public Utilities Department will not permit 
the required BFPDs to be located below grade or within the structure. 
  
35.  Prior to the issuance of any building permits, the Owners/Permittees 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.  
 
36. All public water and sewer facilities are to be in accordance with the established criteria in the 
most current City of San Diego Water and Sewer Design Guides. 
 
37. 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.  
 
38. 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.  
 
39. Prior to the issuance of any building permits, the Owners/Permittees shall assure, by permit 
and bond, to privatize the existing sewer lateral that will be located under the proposed driveway 
and provide and Encroachment, Maintenance and Removal Agreement.  
 
40. Prior to the issuance of any building permits, the Owners/Permittees shall assure, by permit 
and bond, to remove (kill) 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 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 Hearing Officer of the City of San Diego on April 26, 2017 and [Approved 
Resolution Number].  
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CDP 1698590 / SDP 1698591 
April 26, 2017 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Karen Bucey  
Development Project Manager 
 
 
NOTE:  Notary acknowledgment 
must be attached per Civil Code 
section 1189 et seq. 
 
 
The undersigned Owners/Permittees, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owners/Permittees hereunder. 
 
 
      
 James Shough 
 Owner/Permittee  
 
 
       By _________________________________ 

James Shough  
Owner 

 
      
 Melinda Shough 
 Owner/Permittee 
 
 
       By _________________________________ 

Melinda Shough 
Owner 

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



 La Jolla Community Planning Association 

Date: November 6, 2016 

Subject: La Jolla Community Planning Association Ratification 

Re: "SHOUGH RESIDENCE” 6436 Camino de la Costa CDP & SDP 

At the November 3, 2016 at the Regular Monthly meeting of the La Jolla Community Planning Association, Board 
members Voted as an Action Item on the aforementioned project.  

SHOUGH RESIDENCE 6436 Camino de la Costa CDP & SDP 
*Sustainable Expedite* (Process 3) CDP SDP (Hearing Officer as decisionmaker) to demolish an existing
residence and construct a new 5,886 SF, 2-story over basement residence at 6436 Camino de la Costa. The 
0.25 acre site is in the La Jolla Community Plan Area, RS-1-5 zone, Coastal (Appealable), Coastal Height, 
Sensitive Coastal, Parking Impact (Beach, Transit Area and Residential Tandem), Geologic Hazard (43 and 53) 
overlay zones. The occupied portion is 5886 sf, the basement is 3739 sf; the footprint is 3739 sf; the FAR is 
0.53 

PRC RECOMMENDATION: Findings CAN be made for a Coastal Development Permit and Site Development 
Permit to demolish an existing residence and construct a new 5,886 SF, 2-story over basement residence at 
6436 Camino de la Costa. 7-0-1. 

LJCPA RECOMMENDATION: Via the Consent calendar, LJCPA ratifies that findings CAN be made, under Action 
Vote of 12-0-1 (Chair abstains).  

Sincerely, 

Cindy Greatrex 

Chair 

858-456-7900 

PO Box 889, La Jolla, CA 92038 ♦ 858.456.7900 ♦ http://www.LaJollaCPA.org ♦ info@LaJollaCPA.org

Attachment 8
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L-1

This plan is a drawing which is subject to the field conditions. These conditions may require modifications as to the 
actual construction of the project in order to fulfill the intent of this plan or to conform to local building codes. All 
elevations and dimensions are to be confirmed in the field by the contractor. The contractor shall call dig-alert' to 
locate underground utilities and structures prior to commencing work. 
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PERMEABLE DRIVEWAY- 
SAND FINISHED CONCRETE 
PADS WITH 4" GAPS FILLED 
WITH LOOSE BLACK BEACH 
PEBBLES

EXISTING PROPERTY LINE 
WALL TO REMAIN

PERMEABLE ENTRY PATH- 
SAND FINISHED CONCRETE 
PADS WITH 4" GAPS FILLED 
WITH LOOSE BLACK BEACH 
PEBBLES

LINEAR DRAIN ALONG WIDTH 
OF DRIVEWAY

IPE DECK OVER 
OPEN SPACE 
BELOW

ARTIFICAL GRASS DOG RUN

SAND FINISHED CONCRETE 
PAD WITH REMOVABLE 
GRATE TO ACCESS POOL 
EQUIPMENT

IN GRADE POOL AND 18" H 
RAISED SPA

18" H STONE FACED 
RAISED PLANTER

OUTDOOR GAS 
GRILL 
STRUCTURE 

COUNTER TOP 
EXTENSION TO 
OUTSIDE 

LINEAR GAS FIRE FEATURE

EXISTING PROPERTY LINE 
WALL - TO REMAIN

PERMEABLE PATH- SAND FINISHED 
CONCRETE PADS WITH 4" GAPS 
FILLED WITH ARTIFICAL GRASS OR 
LOOSE BEACH PEBBLES

EDGE OF BLUFF (NOTE: ANY PORTION OF THE 
PROPERTY SEAWARD OF THE BLUFF FACE TO 
BE PLACED UNDER AN OPEN SPACE 
RESTRICTION THAT MOVES AS THE BLUFF 
ERODES LANDWARD)

5' FROM EDGE OF BLUFF- 
LIMIT OF LANDSCAPE

WASHINGTONIA 
ROBUSTA - 
MEXICAN FAN 
PALM - 
NEW/PROPOSED

NEW 5'H POOL SAFETY 
FENCE (75% OPEN, 5'-0" MIN. 
FROM EDGE OF BLUFF)

OPEN
SPACE TO

BELOW

PLANT AREA

PLANT AREA (TYP.)

PLANT AREA

18" H RAISED COR-TEN 
METAL KITCHEN GARDEN 
PLANTER 

PLANTER

NEW 12' W. DRIVEWAY CURB 
CUT - PER CITY OF SAN 
DIEGO STANDARDS

PLANT AREA

PLANT AREA

6'H. SIDEYARD GATE - SELF CLOSING, SELF 
LATCHING FOR POOL SECURITY (TYP.) (GATE & 
FENCE TO BE 75% OPEN DUE TO VIEW 
EASEMENT)

SAND FINISHED CONCRETE 
PADS SET FLUSH WITH 
ARTIFICAL GRASS

LARGE 
FORMAT TILE 
ON 4" THK. 
CONCRETE 
BASE

18" H. GAS FIRE ELEMENT

EXISTING WASHINGTONIA 
ROBUSTA - MEXICAN FAN 
PALM - TO BE REMOVED

LARGE FORMAT TILE ON 4" 
THK. CONCRETE BASE

EXISTING WASHINGTONIA 
ROBUSTA - MEXICAN FAN 
PALM - TO REMAIN

EXISTING WASHINGTONIA 
ROBUSTA - MEXICAN FAN 
PALM - TO REMAIN

BIO-FILTRATION BASIN W/ 
DROUGHT TOLERANT PLANT 
MATERIALS - PER CIVIL 
ENGINEER'S PLANS

NEW STUCCO FACED MASONRY 
PRIVACY WALL 9' H.

NEW 60" H. STEEL & GLASS PANEL - 
PER ARCHITECT'S PLANS (TO BE MIN. 
75% OPEN DUE TO VIEW EASEMENT)

NEW 60" H. STEEL & GLASS GATE - 
PER ARCHITECT'S PLANS (TO BE MIN. 
75% OPEN DUE TO VIEW EASEMENT)

VISIBILITY TRIANGLE 
(TYP.)

NEW 5'H POOL SAFETY 
FENCE (75% OPEN, 5'-0" MIN. 
FROM EDGE OF BLUFF)

6'H. GATE - SELF CLOSING, SELF 
LATCHING FOR POOL SECURITY (TYP.) 

PEDESTRIAN & VEHICULAR 
ENTRY GATES & FENCE - 
PER ARCHITECT'S PLANS

PLANT AREA

WITHIN SIDEYARD SETBACK AREA, ALL 
IMPROVEMENTS/LANDSCAPING SHALL BE 36" H. OR 
LOWER, AND ALL FENCING SHALL BE 75% OPEN TO 
MAINTAIN OCEAN VIEWS FROM THE SIDEWALK

WITHIN SIDEYARD SETBACK AREA, ALL 
IMPROVEMENTS/LANDSCAPING SHALL BE 36" H. OR 
LOWER, AND ALL FENCING SHALL BE 75% OPEN TO 
MAINTAIN OCEAN VIEWS FROM THE SIDEWALK

CITY OF SAN DIEGO LANDSCAPE & MAINTENANCE NOTES
1. ALL LANDSCAPE AND IRRIGATION REQUIRED BY THIS PERMIT SHALL CONFORM TO THE CITY OF SAN DIEGO'S LANDSCAPE

REQUIREMENTS (SECTION 142.0400), THE CITY OF SAN DIEGO LAND DEVELOPMENT MANUAL LANDSCAPE STANDARDS, AND
ALL OTHER LANDSCAPE RELATED CITY AND REGIONAL STANDARDS.

2. MINIMUM TREE SEPARATION DISTANCE
TRAFFIC SIGNALS / STOP SIGNS - 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

3. MAINTENANCE: ALL REQUIRED LANDSCAPE AREAS SHALL BE MAINTAINED BY OWNER.  LANDSCAPE AND IRRIGATION
AREAS IN THE PUBLIC RIGHT-OF-WAY SHALL BE MAINTAINED BY OWNER.  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.

4. 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).

5. THERE IS TO BE NO PERMANENT IRRIGATION IN THE 25' GEOLOGIC SETBACK.

6. ANY PORTION OF THE PROPERTY SEAWARD OF THE BLUFF FACE TO BE PLACED UNDER AN OPEN SPACE RESTRICTION THAT
MOVES AS THE BLUFF ERODES LANDWARD.
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Festuca glauca (F. ovina glauca)

Chondropetalum tectorum

Phormium 'Dusky Chief'

SUNKEN 
GARDEN-
 SHADE 
PLANTS

Chondropetalum tectorum

T

T

T

T
T

Thymus vulgaris

Salvia officinallis

EV

EV

EV

EV

BBBBBBB

BBBBBBBB

Dianella 'Baby Bliss'

Senecio mandralescae

Agave parryi var. truncata

Nassella tenuissima (Stipa t.)

Washingtonia robusta

Leymus condensatus 'Canyon Prince'

Acacia stenophylla

VEGETABLE
PLANTER

THIS ZONE TO BE PLANTED WITH  PLANTS 
NATIVE TO THE CALIFONIA  COASTAL STRAND 
PLANT COMMUNITY- LOW GROWING, SALT 
SPRAY TOLERANT PLANTS  SUCH AS :
Camissonia cheiranthifolia - Beach Evening 
Primrose
Artemisia pycnocephala- Beach Sagebrush
Abronia maritima- Sand Verbena
Atriplex watsonii- Watson's saltbush

EXISTING WASHINGTONIA 
ROBUSTA - MEXICAN FAN 
PALM - TO BE REMOVED

EXISTING WASHINGTONIA 
ROBUSTA - MEXICAN FAN 
PALM - TO REMAIN

EXISTING WASHINGTONIA 
ROBUSTA - MEXICAN FAN 
PALM - TO REMAIN

PLANT MATERIAL IN VIEW 
CORRIDOR NOT TO EXCEED 3' 
IN HEIGHT (TYP.)

PLANT MATERIAL IN VIEW CORRIDOR NOT 
TO EXCEED 3' IN HEIGHT (TYP.)

OUTLINE OF 40 SQ. FT 
PLANTING AREA AROUND 
TREES (TYP.)

VISIBILITY TRIANGLE 
(TYP.)

WITHIN SIDEYARD SETBACK AREA, ALL 
IMPROVEMENTS/LANDSCAPING SHALL BE 36" H. OR 
LOWER, AND ALL FENCING SHALL BE 75% OPEN TO 
MAINTAIN OCEAN VIEWS FROM THE SIDEWALK

WITHIN SIDEYARD SETBACK AREA, ALL 
IMPROVEMENTS/LANDSCAPING SHALL BE 36" H. OR 
LOWER, AND ALL FENCING SHALL BE 75% OPEN TO 
MAINTAIN OCEAN VIEWS FROM THE SIDEWALK

Quantity Scheduled Size Latin Name Common Name Notes
417 12 12 12 7
30 5 gall Agave parryi var. truncata Artichoke Agave ---
21 5 gall Chondropetalum tectorum Cape Rush restio- grass like plant
15 1 gall/5 gall Dianella 'Baby Bliss' Blue Flax Lily 'Baby Bliss'
89 2 flats Festuca glauca (F. ovina glauca) Blue Fescue grass 49 plant per flat. Plant 12" on center 

6 1 gall Leymus condensatus 'Canyon Prince' Canyon Prince Wild Rye
107 1 gall/4in pot Nassella tenuissima (Stipa t.) Mexican Feather Grass ---

9 5 gall Phormium 'Dusky Chief'  New Zealand Flax strap leaf shrub
4 5 gall Phormium 'Evening Glow' Evening Glow New Zealand Flax strap leaf shrub
3 4in pot Salvia officinallis Culinary Sage herb

127 3 flats Senecio mandralescae Blue Fingers succulent ground cover 49 plants per flat. Plant 12" on center
5 4in pot Thymus vulgaris French Thyme herb
1 36" BOX. Washingtonia robusta Mexican Fan Palm
0

PLANT LIST for all areas except native plant beach bluff zone

This plan is a drawing which is subject to the field conditions. These conditions may require modifications as to the 
actual construction of the project in order to fulfill the intent of this plan or to conform to local building codes. All 
elevations and dimensions are to be confirmed in the field by the contractor. The contractor shall call dig-alert' to 
locate underground utilities and structures prior to commencing work. 

LANDSCAPE DESIGN STATEMENT
Goal:
Provide a landscape that enhances the residential quality of Camino del Costa, while specifying low-water and sea-tolerant 
plants.  Using plants to soften the street-side facade, our goal is to bring living plant material to the development.
Objectives:
1. Consistent with the La Jolla PDO, low-water plants are specified.
2. Use plants that thrive in first exposure sea coast conditions.
3. Select plants that relate to human scale and enhance the experience of pedestrians and occupants.

CITY OF SAN DIEGO LANDSCAPE & MAINTENANCE NOTES
1. ALL LANDSCAPE AND IRRIGATION REQUIRED BY THIS PERMIT SHALL CONFORM TO THE CITY OF SAN DIEGO'S LANDSCAPE

REQUIREMENTS (SECTION 142.0400), THE CITY OF SAN DIEGO LAND DEVELOPMENT MANUAL LANDSCAPE STANDARDS, AND
ALL OTHER LANDSCAPE RELATED CITY AND REGIONAL STANDARDS.

2. MINIMUM TREE SEPARATION DISTANCE
TRAFFIC SIGNALS / STOP SIGNS - 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

3. MAINTENANCE: ALL REQUIRED LANDSCAPE AREAS SHALL BE MAINTAINED BY OWNER.  LANDSCAPE AND IRRIGATION
AREAS IN THE PUBLIC RIGHT-OF-WAY SHALL BE MAINTAINED BY OWNER.  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.

4. 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).

5. THERE IS TO BE NO PERMANENT IRRIGATION IN THE 25' GEOLOGIC SETBACK.

6. ANY PORTION OF THE PROPERTY SEAWARD OF THE BLUFF FACE TO BE PLACED UNDER AN OPEN SPACE RESTRICTION THAT
MOVES AS THE BLUFF ERODES LANDWARD.

IRRIGATION SYSTEM NOTES
1. All planting areas will be irrigated according to plant type and environmental exposure.  Planting areas will receive

complete water coverage by means of an automatically controlled, electronically operated, underground piped
sprinkler system.  Irrigation mainline piping shall be plastic (type 1220) schedule 40 or class 315 and class 200 or class 315
lateral lines.  Lines will be installed at 18” deep for pressure lines and 12” deep for lateral lines.

2. Drip irrigation and low emitting spray heads to be used.

ROOT BARRIER NOTES
1. Root barrier type to be: “Biobarrier” by Reemay Inc. (800) 284-2780.
2. Root barriers are not to be wrapped around root ball of tree.
3. Non-biodegradable root barriers shall be installed around all new street trees.  Root barriers may be eliminated where

the combination of tree species, soil type soil area, and drainage conditions can be shown to afford equivalent
protection against tree root damage to public improvements (LDC142.0403)

Planting Notes
Plant Material:
1. Use plants of the variety and size as indicated on the drawings. The specific cultivars used in this plant plan have been
very carefully selected by the designer and should not be changed unless with approval from the designer. 
2. Use plants that have a habit of growth that is normal to the species, are healthy, vigorous and free from insect pests,
plant disease and sun scalds. Plants should not be root or pot bound.
 Preparation:
1. Verify that final grades have been established prior to beginning planting.
2. Do not work soil when moisture content is so great that excessive compaction will occur.
3. Make all soil areas smooth and even so that finished grades after planting and mulching will be 1”- 2” below the

surface of paved areas.
4. Cultivate all areas to be planted (except slopes greater that 3:1) to a depth of at least 12” so that soil is loose and

friable. Remove all stones, roots and other matter from the top 2” of soil.
5. Do not start planting until all construction work, grading, soil improvements and irrigation systems (with the exception of

the installation of netafim and other surface drip lines) have been completed.

Amendments & Fertilizers:
Amend soil according to soil type. Sandy soil lacks nutrients and heavy clay soil does not drain well. All planting beds to be 
amended with at least 4” - 5" of humic compost, well dug in, and fertilized at planting time with Super Best's 9-9-9 plus iron 
mixture, applied as per manufactures specifications, as well as twice a year thereafter.  Adding sufficient amounts of 
compost is vital to successful growth of plants on this property. I recommend digging in additional compost as well as 
fertilizer into each planting hole prior to planting each plant. Azaleas, camellias and other acid loving plants should be 
planted with generous quantities of acid based Camellia and Azalea Mix, available in sacks from most nurseries. 

Plant installation: Soak each planting hole and plant well before backfilling with soil. Newly installed plants will need 
supplemental irrigation by hand for the first month until roots establish. Trees will need additional deep watering twice a 
month during periods without rain for the first 6 months to 1 year. Automatic irrigation system may not water deep enough to 
hydrate newly installed trees. 

Mulch- Organic and Gravel:
Provide a 2”-3” layer of organic mulch under each plant for weed control and water conservation except for small scale 
ground covers and along edges of gravel paths/terraces. Keep organic mulch 9” - 1' from edge of gravel paths and patios, 
allowing gravel to mulch plants in this area. Goal is for plants to grow in and obscure lines between the various mulching 
materials. Recommend renewing organic mulch once a year. 
Many of the planting beds in this project will be mulched with mixed black beach pebbles along the front where they abut 
concrete. 

Purchase Materials:
Bedding mulch (Perennial Mulch 3/8"+) and humic compost- composted, 3/8” screen, can be purchased in bulk, either 
picked up or delivered to the job site, from Agri-Service -1-800-2624167/www.4compost.com.  Product is around $12.- 
$18./yard plus delivery fee. 

Irrigation:
New irrigation system to be installed as part of the scope of this project with automatic irrigation controller and new valves.  
Provide adequate irrigation to all new plantings. Suggest Netafim or similar sub surface drip irrigation with self cleaning in line 
emitters for all planting beds along the house, new hardscape and retaining walls to minimize over spray/discoloration onto 
these structures. Cover netafim lines with mulch after installation.  Provide enough emitters to keep ground covers well 
hydrated.

Initial Maintenance:For the first 2-3 months, pay close attention to the soil moisture around all plants, and adjust watering 
accordingly. Loosen soil and test soil moisture 3” down. Repeat at various times during a watering schedule and adjust the 
rate and frequency to find the right watering balance.
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