
THE CITY OF SAN DIEGO

REPORT TO THE PLANNING COMMISSION

DATE ISSUED: September 10,2009 REPORT NO. PC-09-074

ATTENTION:

SUBJECT:

OWNER!
APPLICANT:

SUMMARY

Planning Commission, Agenda of September 17, 2009

HABITERRA - PROJECT NO. 136041. PROCESS 5.

Marco A. Sanchez and Enrique Salcedo (Attachment 11)

Issue(s) - Should the Planning Commission recommend Council approval to demolish an
existing house and construct a four unit condominium on a O. II acre site at 7460
Herschel Avenue within the La Jolla Community Plan area?

Staff Recommendation - Approve Easement Vacation No. 652678, Tentative Map
Waiver No. 477793 and Coastal Development Permit No. 472934.

Community Planning Group Recommendation - On April 7, 2008 the La Jolla
Community Planning Association voted 8:0:0 to recommend approval of the proposed
project.

Environmental Review - The project is exempt from the California Environmental
Quality Act (CEQA) pursuant to State CEQA Guideline section 15332 as "In-Fill
Development." This project is not pending an appeal of the environmental determination.
The environmental exemption determination for this project was made on October 9,
2008, and the opportunity to appeal that determination ended October 24, 2009.

Fiscal Impact Statement - No fiscal impact. All costs associated with the processing of
the application are recovered through a deposit account funded by the applicant.

Code Enforcement Impact - None with this action.

Housing Impact Statement - The proposed project, located on a 0.11 acre site within the
La Jolla Community Planning Area, is designated for Medium High Residential Land Use
with a density range of 30-45 dwelling units per acre. Based on this land use designation,



the project site could accommodate five dwelling units. The proposal to demolish one
existing residential unit and construct four new residential units is in conformance with
that land use designation and density. There would be a gain of three dwelling units on
the site. The proposed project would comply with the affordable housing requirements of
the City's Inclusionary Affordable Housing Regulations by payment of the Inclusionary
Housing In-Lieu Fee.

BACKGROUND

The La Jolla Community Plan designates the site for Medium High Residential land use at a
density range of 30-45 dwelling units per acre (Attachment 1). The site is located at 7460
Herschel Avenue in the RM-3-7 Zone within the La Jolla Community Plan area (Attachment 2).
The surrounding properties to the west, north, east and south are zoned RM-3-7. The site is
presently developed with a single family structure (Attachment 3). All properties adjacent to the
site are designated for Medium High Residential land use. Properties to the east and west are
developed with medium high density residential while property to the immediate south is
developed with a single family residence and property to the north across Pearl Street is
developed with professional offices. The dominant land use on Herschel Avenue north and south
of Pearl Street is multi-family residential. With the exception of the property immediately west
of the site the dominant land use west to Girard Avenue is commercial. The site immediately to
the west is developed with apartments.

DISCUSSION

Project Description

The project proposes an Easement Vacation, Tentative Map Waiver and Coastal Development
Permit to demolish the existing structures, subdivide and develop four residential condominium
units with a basement parking garage, site improvements, landscaping and minor improvements
in the public right-of-way within the La Jolla Community Plan area (Attachment 4).

The existing drainage easement contains a storm drain which carries storm water runoff from
within the neighborhood. The existing drain pipe would be required to be abandoned and a new
drain pipe constructed within the public right-of-way of Herschel Avenue. The new storm drain
would connect to the existing storm drain in Herschel Avenue and Pearl Street. The vacation of
the easement would be conditioned upon the construction and acceptance of the new storm drain
by the City Engineer. The easement would not be vacated until the new construction was accepted.

The approval of the proposed Tentative Map Waiver would allow the filing of a Parcel Map to
consolidate the existing lots into one lot to create a four unit condominium property
(Attachment 5). A waiver from the requirement to underground the existing utilities is also
requested. The Deputy City Engineer supports waiving the undergrounding requirement on the
basis that the request qualifies under the guidelines of Council Policy No. 600-25 Underground
Conversion ofUtility Lines at Developers Expense. The Deputy City Engineer has determined
the conversion would involve a short span of overhead facilities less than a full block in length
and that such conversion is not a part of a continuing effort to accomplish a total undergrounding
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within a specific street or area. The undergrounding of the existing utilities would be
accomplished throughout the neighborhood at a later date.

The Coastal Development Permit would allow the demolition of the existing single family
structure and construction of the proposed four unit, three-story condominium structure with a
basement parking garage, site improvements, landscaping and minor improvements in the public
right-of-way (Attachment 6).

General/Community Plan Analysis

The 0.11 acre subject property is designated for Medium High Residential at a density range of
30-45 dwelling units per acre. Based on this land use designation, five dwelling units would be
allowed at the project site. The project is proposing four dwelling units. Therefore the proposed
density is consistent with the La Jolla Community Plan.

The Residential Element recommends that "in order to regulate the scale of new development,
apply development regulations to all residential properties in La Jolla that proportionally relate
the building envelope to the existing lot dimensions." The plan also recommends "in order to
promote transitions in scale between new and older structures, create visual relief through the use
of diagonal or off-setting planes, building articulation, roofline treatment and variations within
front yard setback requirements."

The General Plan recommends as one of the goals that infill residential development be
"sensitive to the character and quality of existing neighborhoods." The General Plan also
recommends locating "buildings on the site so that they reinforce street frontages." The
proposed project is an infill project and would contribute to the existing character by retaining
the residential use in a predominately residential neighborhood. The General Plan also
recommends providing "ground level entries and ensuring that building entries are prominent and
visible." The proposed project would contribute to creating a safe neighborhood by locating the
front doors and windows on the ground level facing the street.

The proposed project is located on a reasonably level site adjacent to other residential uses. The
project would include adequate on-site landscaping and jacaranda trees which is the prevailing
street tree currently on Pearl Street. This is consistent with the community plan master street tree
list. The building is articulated with off-setting planes to vary the bulk and scale of the massing
and steps the comer of the building back from the street intersection. Subterranean parking is
proposed to meet all parking requirements. There are no deviations requested with the project
proposal. Therefore, the proposed project would not adversely affect the goals, objectives, and
recommendations of the La Jolla Community Plan and the General Plan.

Conclusion

Staffhas reviewed the request for an Easement Vacation, Tentative Map Waiver and Coastal
Development Permit and all issues identified through the review process have been resolved in
conformance with adopted City Council policies and regulations of the Land Development Code.
Staff has provided draft findings to support approval of the Easement Vacation, Tentative Map
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Waiver and Coastal Development Permit (Attachments 7, 8 and 9) and draft conditions of
approval (Attachments 8 and 10). Staff recommends the Planning Commission recommend the
City Council approve the project as proposed.

ALTERNATIVES

1. Approve Easement Vacation No. 652678, Tentative Map Waiver No. 477793 and
Coastal Development Permit No.472934, with modifications.

2. Deny Easement Vacation No. 652678, Tentative Map Waiver No. 477793 and Coastal
Development Permit No.472934, if the findings required to approve the project
cannot be affirmed.

Respectfully submitted,

r

JoWS. Fishe~
Development Project Manager
Development Services Department

Mike Westlake
Program Manager
Development Services Department

BROUGHTON:JSF

Attachments:

1. Community Plan Land Use Map
2. Aerial Photograph
3. Project Location Map
4. Project Site Plan
5. Tentative Map Waiver
6. Project Plans
7. Draft Easement Vacation Resolution
8. Draft Tentative Map Waiver Resolution with Conditions
9. Draft Coastal Development Permit Resolution with Findings
10. Draft Coastal Development Permit with Conditions
11. Ownership Disclosure Statement
12. Community Planning Group Recommendation
13. Project Data Sheet
14. Project Chronology
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HABITERRA - SITE PLAN



TENTATIVE MAP WAIVER EXHIBIT ""tftJ1AF~79rt3

40'

EXISTING SPOT ELEVATION

EXISTING CONTOURS

EXISTING fENCE AS NOTED

PROPERlY BOUNDARY
TENTATIVE MAP 80UNDARY

NEW DRIVEWAY

26'

PEARL STREET

MINIMUM SETBACKS:
FRONT >HERSCHEL AVENUE) 10' FROM ROW
~rD~~~~bEARL STREET) ~9'~~ P~OW
REAR 0' FROM PL

BENCH MARK:
LOCATION: BRASS PLUG C THE NORTHEAST
CORNER OF PEARL STREET & GIRARD AVENUE.
ELEVATION: 119.046
DATUM: CITY OF SAN DIEGO. MEAN SEA LEVEL

52'

80'

Revision 5: 03/22/2009

Revision 4: 01/12/2009

Revision 3: 09/15/2008

Revision 2: 07/16/2008

Revision 1: 05/06/2008

PTS #136041 WO #42-8154

ASSESSOR'S PARCEL NUMBER:
350-651-19

REFERENCE DRAWINGS:
MAP NO, 915. BOOK 1621 - PAGE 248 OF DEEDS
DWG 16283-8-D

PROJECT NAME:
HABlTERRA

SYMBOL

ON-SITE UTILITY TABLE

UTILITY LOCATION

ELECTRICAL ABOVE GROUND

GAS UNDERGROUND

WATER/SEWER UNDERGROUND

TELEPHONE UNDERGROUND

CABLE UNDERGROUND

NOT TO SCALE

TENTATIVE MAP WAIVER
COASTAL DEVELOPMENT PERMIT

C1.1

LEGEND:

26'

LEGAL DESCRIPTION:
THE NORTHERLY 10 FEET OF THE EASTERLY 80 FEET OF LOT
30 AND THE EASTERLY 80 FEET OF LOTS 31 AND 32, BLOCK
16, CENTER ADDmON TO LA JOLLA PARK, IN THE CITY OF
SAN DIEGO, COUNTY OF SAN DIEGO. STATE OF CALIFORNIA,
AS PER MAP NO. 915. FILED IN THE OFFICE OF THE COUNTY
RECORDER OF SAN DIEGO COUNTY ON AUGUST 4. 1904,

I~
EXISTING AC PAVING~

45' LAN~C~I~. ".~.~ ~5~=t
.=,:'::.-.-:. ~.'--" :!--.~:.::. ·~·:..:3 =.~ [EXISTING S/W

~ISTING CURB
& GUITER

CUR8 & GUTTER

40'

14'

TYPICAL STREET SECTION

7. SEWER SERVICE: CITY OF SAN DIEGO

8. WATER SERVICE: CITY OF SAN DIEGO

9. FIRE PROTECTION: CITY OF SAN DIEGO

10. GAS AND ELECTRIC: SAN DIEGO GAS & ELECTRIC COMPANY

11. TELEPHONE SERVICE: PACIFIC 8ELL

12. TOTAL SITE AREA: 4,800 S.F. (0.11 AC)

24. THIS PROJECT PROPOSES AN EASEMENT VACATION FOR THE EXISTING 24- RCP
STORM DRAIN. STORM DRAIN TO 8E RELOCATED TO PUBLIC ROW PER
CITY APPROVED PUBLIC IMPROVEMENT PLANS.

16. NAD 83 COORDINATE INDEX: 1855-6287

20. PRIOR TO THE ISSUANCE OF AN'( CONSTRUCTION PERMITS, THE APPLICANT SHALL
SUBMIT A WATER POLLUTION CONTROL PLAN (WPCP). THE WPCP SHALL BE PREPARED
OM ACCORDANCE WITH THE GUIDELINES IN APPENDIX E OF THE CITY'S STORM
WATER STANDARDS.

21. POST INDICATOR VALVES, FIRE DEPARTMENT CONNECTIONS, AND ALARM BELL ARE TO
BE LOCATED ON THE ADDRESS/ACCESS SIDE OF THE STRUCTURE. UFC 1001.4.

22. NO TREES OR SHRU8S EXCEEDING THREE FEET IN HEIGHT AT MATURITY SHALL
BE INSTALLED WITHIN TEN FEET OF ANY PUBUC SEWER FACILITIES.

23. THIS PROJECT MUST COMPLY WITH THE MUNICIPAL CODE REQUIREMENTS FOR
IAAXIMUM HEIGHT OF THE STRUCTURE NOT TO EXCEED 30 FEET (SDMC, SECTIONS
131.0444 AND 132.0505). HIGHEST POINT ON ROOF EQUIPMENT. PIPE. VENT.
ANTENNA OR OTHER PROJECTION SHALL NOT EXCEED 30 FEET ABOVE GRADE.

25. STREET LIGHT LOCATIONS: SW CORNER OF HERSCHEL & PEARL, ADJACENT TO
PROJECT SITE. NE CORNER OF GIRARD & PEARL, 300' WEST OF SITE.
SW CORNER OF HIGH & PEARL, 340' EAST OF SITE.

17. ON-SITE EASEMENTS;
AN EASEMENT GRANTED TO THE CITY OF SAN DIEGO FOR DRAIN PIPE
PURPOSES ON APRIL 1B, 1929. PER BOOK 1621, PAGE 248 OF DEEDS.

1B. MAPPING & MONUMENTATION NOTE:
ALL PROPERTY CORNERS WILL 8E SET AND A ONE LOT PARCEL MAP WILL
BE FILED UPON APPROVAL OF THE TENTATIVE MAP WAIVER. A DETAILED
PROCEDURE OF SURVEY WILL 8E SHOWN ON THE PARCEL MAP.

19. PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMITS, THE APPLICANT SHALL
INCORPORATE AN'( CONSTRUCTION 8EST MANAGEMENT PRACTICES NECESSARY TO
COMPLY WITH CHAPTER 14, ARTICLE 2, DIVISION 1 (GRADING REGULATIONS) OF THE
SAN DIEGO MUNICIPAL CODE, INTO THE CONSTRUCTION PLANS OR SPECIFICATIONS

13. SQUARE FEET PER DWELLING UNIT:

UNIT 1 {2-BEDROOM ATTACHED~ - 2351 SF
UNIT 2 2-BEDROOM ATTACHED - 2351 SF
UNIT J 1-8EDROOM ATTACHED - 1951 SF
UNIT 4 (1-8EOROOM ATTACHED) - 1951 SF

14. DATE OF ORIGINAL 8UILDING CONSTRUCTION: 1950. NEW CONSTRUCTION
PER 8UILDING PERMIT (UNDER REVIEW), ROW PERMIT PTS (NOT YET APPLIED) .

15. NAD 27 (LAMBERT) COORDINATE INDEX; 245-1686

PARKING REQUIREMENTS PER SDMC TABLE 142.05C

UNIT NO.
NO. OF REQUIRED PROVIDED

BEDROOMS PARKING SPACES PARKING SPACES

UNIT 1 2 1.75 2

UNIT 2 2 1.75 2

UNIT 3 1 1.25 2

UNIT 4 1 1.25 1

TOTAL = 6 TOTAL = 7

J. PROPOSED ZONING: SAME AS EXISTING

4. NUMBER OF EXISTING LOTS: PORTIONS OF J LOTS
NUM8ER OF PROPOSED LOTS: 1

5, ASSESSOR'S PARCEL NUM8ER: 350-651-19

PROJECT #136041

6. TOPOGRAPHY PER VlCTOR RODRIGUEZ-FERNANDEZ (SURVEYED 07/01/2007)

GENERAL NOTES:
1. EXISTING ZONING: RM-3-7, COASTAL HEIGHT UMITATION OVERLAY ZONE (CHLOZ)

COASTAL OVERLAY ZONE. PARKING IMPACT OVERLAY ZONE, RESIDENTIAL TANDEM
PARKING OVERLAY ZONE (RTPOZ), TRANSIT AREA OVERLAY ZONE

2. COMMUNITY PLAN: LA JOLLA 8EACH

CONDOMINIUM STATEMENT:
THIS IS A MAP OF A CONDOMINIUM PROJECT AS
DEFINED IN SECTION 1350 ET. SEQ. OF THE CIVIL
CODE OF THE STATE OF CAUFORNIA AND IS FILED
PURSUANT TO THE SU8DIVISION MAP ACT.
THE TOTAL NUM8ER OF CONDOMINIUM DWELUNG
UNITS IS 4.

PURSUANT TO SECTION 125.0431 OF THE SAN
DIEGO MUNICIPAL CODE, THE FOLLO'NlNG NOTICE:

A) UNIT OF THE PROPOSED PROJECT SHALL
RECEIVE ALL NOTICES REQUIRED IN CHAPTER 11.
ARTICLE 2. DIVISION 3;

B) EACH TENANT OF THE PROPOSED
PROJECT SHALL 8E GIVEN THE NOTICES REQUIRED
IN THE SUBDIVISION MAP ACT. SECTION 66427.1;

C) THE NOTICES REQUIRED IN SECTIONS
125.0431 A) AND 8) SHALL (A) EACH TENANT OF,
AND EACH PERSON APPLYING FOR THE RENTAL
OF, INCLUDE A STATEMENT ADVISING THE TENANTS
THAT SHOULD THE CONDOMINIUM PROJECT BE
APPROVED, TENANTS MAY 8E REQUIRED TO
VACATE THE PREMISES.

i
( IN FEET )

1 lnch - 10 ft.
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MARCO A. SANCHEZ

OWNER/DEVELOPER:
MARCO A. SANCHEZ
HABlTERRA, LLC
701 B STREET, SUITE 1200
SAN DIEGO, CA 92101

DECLARATION OF RESPONSIBLE CHARGE:

I HEREBY DECLARE THAT I AM THE ENGINEER OF WORK FOR THIS PROJECT,
THAT I HAVE EXERCISED RESPONSIBLE CHARGE OVER THE DESIGN OF THE
PROJECT AS DEFINED IN SECTION 6703 OF THE 8USINESS AND PROFESSIONS
CODE, AND THAT THE DESIGN IS CONSISTENT WITH CURRENT STANDARDS.

I UNDERSTAND THAT THE CHECK OF PRO'£:CT DRA'NlNGS AND
SPECIFICATIONS BY THE CITY OF SAN DIEGO IS CONFINED TO A REVIEW
ONLY AND DOES NOT REUEVE ME, AS ENGINEER OF WORK, OF MY
RESPONSl81UTlES FOR PROJECT DESIGN.

RICHARD E. MATTER, JR.
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SPECIFICATION5 INSTITUTE GA GAUGE NTS NOT TO 5CALE TOC TOP Of CURB
CT CJ:RAMIC TILE GAL GALLON T TREAT
CU fT CUBIC fOOT GALV GAlVANIZED 0/ OVER HB TOF AND BOTIOM
CU IN CUBIC INCH GB GRAB BAR/GRADE BEAM OC ON CEIIITER nG TONGUE AND GROOVE
CU YO CUBIC YARD GI GAlVANIZED IRON OD/OF OVER flOW DRAIN TEl TELEPHONE

GL GLASS OH DR OVERHEAD DOOR TO TOP Of
"HD) PENNY GLU-lAM GLUED, PRES5URE· TOS TOP Of 5LAB
D DRYER LAMINATED BEAM PA PLANTING AREA TOW TOP OF WALL
DBL DOUBLE GRlGD GRADE FARTIf'AR PARTITION TYP TYPICAL
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DIRECTORY

SHEET INDEX

OWNER:
HERSCHEL LLC
3745 10TH. AVENUE:
5AN DIENGO, CA ~21 03
61 ~-255-7356

F 6 19-50 1·987G

C I I TENTATIVEMAP WAIVER EXHIBIT
C 1.2 CONCEPTUALGRADING FLAN

ARCHITECT
OWNER.BUILDER.

AROllTEcrURAl
A I . I 5rTE PLAN
A I .2 PLANNING ANALYSIS
A2. I GARAGEFLOOR PLAN
A2.2 FIRST FLOOR FLAN
A2.3 MEZZANINEFLOOR PLAN
A2A 5ECOND FLOOR PLAN
A25 ROOF PLAN
A3. I NORTH ELEVATION
A3.2 EAST ELEVATION
A3.3 50UTH ELEVATION
A3.4 WEST ELEVATION
M. I SECTION AA
M.2 5ECTION BB
A4.3 5ECTION CC

G! . I COVER SHEET

VICINITY MAP

L I LAND5CAr( FLAN

GENERAL

CIVil

TOTAL FARKING;
UNIT I = (2) TANDEM 5FACE
UNIT 2 = (2) TANDEM 5PACE
UNIT 3 = (<') 5TANDARD 5FACE
UNIT 4 = (I) STANDARD 5PACE
SEVEN PARI\ING SPACE5

F.A.R,:
ALLOWABLE, 1.00 = 8.640,005'1 It

BUILDING HEIGHT:
ALLOWABLE, 30'-0'
EXI5T1NG ~ 15-0'
PROP05ED ~ 29'-8'

GROSS FLOOR AREA:
7.893 SF

BEDROOMS;
UNIT I' 2 BEDROO~1

UNIT 2, 2 BEDROOM
UNIT 3: I BEDROOM
UNIT 4, I BEDROOM

PROJECT DATA

ASSESSOR'S FARCEL NUMBER:
350-65 I - I 900

NUMBER. OF STOR.IES;
EXISTING - /5TORY
PROP05ED = 3 5TORIE5 OVER PARKING

SCOFE OF WORK;
THReE STORIES ~ MEZZANINE WITH R I APARTMENT5
BUILDING TYPE, V-I HR. AUTOMATIC SPRINKlER 5YSTEM
OCCUPANCY CLASS: R-31 U-I
DEMOLITION' 1945 CONSTRUCTED

TOTAL UNITS:
FOUR(41

SITE AR.EA:
4.0500.00 50 rr (Oil AC'tf5)

SITE PLAN

LEGAL DESCRIPTION
THE NORTHERlY 10 FEET OF THE EASTERLY80 FEeT OF LOT 30 AND THE EASTERlY 80 FEETOF
LOT5 #3 I AND 32, BLOCK I G. CENTER ADDITION TO LA JOLLA PARK. IN THE CITY OF SAN DIEGO
COUNTY OF SA~ DIEGO, STATE Of CALIfORNIA, ACCORDING TO MAP THERE OF NO. 5'IS

EXISTING CONDITIONS:
I 5TORY, TYPE V, R I
51NGLE fAMILY HOUSe

REQUIRED FERMITS/AFFROVALS;
BUILDING CONSTRUC'-ION PERMIT
DEMOlITION PERMIT FOR ALL EXISTING STRUCTURES
COASTAL DEVElOPMEIoJTPERMIT

lONING:
RM-37 BA5E ZONE, COA5TAl OVERLAY ZONE
(NONAPPEALABLE AREA 2), COA5TAL HEIGHT LIMIT OVERLAY
ZONE, PARKING IMFACT OVERLAY ZONE (COASTAl),
RE51DENTIALTANDEM PARKING OVERLAY ZONE, TRAN51T
AREA OVeRLAY ZONE. EARLY VILLAGE THEMATIC HISTORIC
DiSTRICT AND lA JOLLA COMMUNITY f'LAN AND LOCAL
COASTAL PROGRAM AREAS

SEE AI.I

ULf C-AJ- 70 I b

U~ C-AJ-3043

Ul.AIC-AJ-3023

UL' C-AJ-2 I ce

ULt CAJ-I0:31

uLt C-AJ-2 14 I

Ul.AIC-AJ-222D

ul.AI C-AJ- /085

ULt C-AJ-IO 17,
UL" C-AJ- '049

ULf C·AJ-, 003

ULt C-AJ" / OS I

STEEL DUCT

fLEXIBLE METAL CONDUIT'

AGGREGATE CABLES:

AGGREGATE CABLES:

STEEL *IRON PIPE5. CONDUIT

NON-METALLIC PIPE:

PVC, CPVC, AB5, AND fRPP 1'11'1"5:

PVC OR CPVC PIPE,

COFFER TUBING:

5TEEL, IRON *COPPER PIPES,
COPER TUBING *CONDUIT,

METAlliC PIFE OR CONDUIT·

10 CONTRACTOR SHALL PROVIDE APPROVED FIRE ALARM SYSYTEM
IN COMPLIANCE WITH (FC I 007, CBC 3S03. 13. 4 CBC 3 I OlD.

S EXIT SIGN5 5HALL BE INTERNALLYLUMINATED. AND SHAll BE
PROVIDED WITH TWO SEPARATE SOURCE5 OF POWER (CPC 1212.4 *
1212.5,CBC 1013.341013.4).

14 AN APPROVED AUDIBLE SPRINIQER flOW ALARM SHALL BE
PROVIDED ON THE EXTERIOROF THE BUILDING IN AN APPROVED
LOCATION. AN APPROVED AUDIBLE SFRINIQER fLOW ALARM TO ALERT
THE OCCUPANT5 SHALL BE FROVIDED IN THE INTERIOR Of THE
BUILDING IN A NORMALLY OCCUPIED LOCATION. [CBe 904.3.2)

I b. ALL ELECTRICAL, MECHANICAL. AND PLUM81NG PENETRATIONS
THROUGH 3-HR CONCRETE SLAB SHALL COMPLY WITH. BUT ARE NOT
LIMITED TO, THE fOLLOWING UL [UNDERWRITER5 LABORATORI(5)
DESIGN NO'5'

8. ,HE CONSTRUCTION, REMODEl. OR DEMOllnON Of P 8UILDING
SHALL COMFL Y WITH CFC ARTICLE 87.

15 SFRINKLER SYSTEM MU5T COMPLY WITH NFPA 13.

12. ALL VALVES CONTROLLING THE WATER SUPPLY FOR AUTOMATIC
SPRINIQER 5YSTEM5 AND WATER"fLOW 5W1TCHE5 ON ALL 5PRINlQER
SYSTEMS SHALL BE ELECTRICALLYMONITORED Wt1ERETHE NUMBER
Of 5PRINKLERS IS 100 OR MORE. (CBC 904.3. I)

I I AN AFPROVED AUTOMATIC SPRINKlER SYSTEM IS REQUIRED IN
R-I BUILDINGS Of THREE STORIES OR MORE. (CBC 904.2.9)

13. AN APPROVED MANUAL AND AUTOMATIC FIR.E ALARM 5YSTEM IS
REQUIRED IN R-I BUILDINGS Of THREE STORIE5 OR MORE. ICBC
310.10)

7. BUILDING NUMBeRS SHALL BE EASILY VISIBle AND LEGIBLE fROM
THE 5TREET OR ROAD FRONTING THE FROf'ERTY. (CFC 5ECTION
SO I AA AND FER FHFS FOLICY ON PREMISES IDENTIFACTlON)

b ALL DECORATIVE MATERIALS SHALL BE MAINTAINED IN A
fLAME-RETRADENT CONDITION FER CCR 19, SECTIONS I. 14. 3.08,
3.21.330; AND CfC SECTI0"5 1103.33,25015.25016.

5 INTERIOR fiNISHE5 5HALl COMPLY WITH CBC CHAPTER 8

<'. ALL REQUIRED PERMIT5 MUST BE OBTAINED fROM fiRE PLA'!
CHECK BEFORE THE BUILDING 15 OCCUPIED

3 THE INSTALLATION OF AUTOMATIC FIRE SPRINKlER SYSTEM5
SHA LL COMPLY WITH THE CBC 904, UBC 9· I AND 9-".

4. PROVIOE A MINIMUM Of ONE 2AIDBC CLASSIFICATION FIRE
EXTINGUISHER WITHIN 7S fEET TRAVEL DISTANCE FOR EACH 6.000 5f
OR PORTION THEREOF ON EACH FLOOR. (CFC SECTION 1002. CfC
STANDARD5 I D-/, AND CAL CODE REGS 193.29)

I. COMPLEH' PLANS AND SPECIfACTION5 fOR fiRE ALARM SYSTEMS
AND SPRINKlER 5Y5~EMS 5HALL BE SUBMITTED TO fiRE AND LIfE
5AfETY FOR REVIEW AND APPROVAL PRIOR TO INSTAllATION (CFe
10013)

FIRE PROTECTION NOTES

7. ALL ELECIRICAl, MECHANICAl. AND PLUMBING PENErRATIONS
THROUGH FIR.E R.ESISTIVEAREA AND OCCUPANCY SEPARATIONS AND
CORRIDOR ASSEMBLIES, INCLUDING CONDUIT5 AND PIPING, 5HALL Bf
INSTALLED WITH APPROVED fiRE STOFPING MATERIAL. FIRE STOPPING
5HALL BE PR'oVIDfDWHERE PENETRATINGITEMS PA5S ENTIRELY
THROUGH ON OR BOTH PROTECTIVE MEMBRANES OF BEARING *
NON-BEARING WALLS REOUIRED TO HAVE A fiR! -RE5ISTIVE RATING
AND WALLS REQUIRING PROTECTED OPENINGS. FIRE STOPPING SHAll
ALSO BE PROVIDED AT FENETRATIONS OF fiRE RE515T1VEfLOORS
AND fLOORS WHICH ARE A PART Of A CEILING FLOOR ASSEMBLY.
FIRE·5TOPPING SHAll HAVE AN "F"OR 'T" RATING AS DETERMINED BY
TE5TS CONDUCTED IN ACCORDANCE WITH UB( 5TD 7-1 SEE
5ECTIONS 700.6, 710.2. AND 714 fOR MORE SPECifiC
INfORMATION

s. EXI5TING TURF. GRADING, OR PAVED SURFACE5 DAMAGW AS
RESULT OF DELIVERIESAND/OR CONSTRUCTION SHALL BE REPAIRED
TO THE CONDITION AS FOUND PRIOR TO DAMAGE BY CONTRACTOR
RESPONSIBLE fOR CAUSE OF DAMAGE

I I .~ FIREBLOCKJNG5HALL BE PROVIDED IN THE FOLLOWING
LOCATIONS,

A) IN CONCEALED SPACE5 Of STUD WALLS AND PARTITiONS,
INCLUDING fURRED SPACE5. AT THE CEILING AND fLOOR LEVELS AND
AT ID-FooT (3048 111m) INTERVALS BOTH VERTICAL AND HORIZONTAL
EXCEPTION; fIRE BLOCKS MAY BE OMITIED AT fLOOR AND CEILING
LEVELS WHEN APPROVED SMOKE-ACTUATED FIRE DAMPERS ARE
IN5TALLED AT THESE LEVELS,

Bl AT ALL INTERCONNECTIONS BETWEEN CONCEALED VERTICAL
AND HORIZONTAL SFACES 5UCH AS OCCUR AT SOFFITS, DROP
CEILINGS AND COVE CEILINGS.

C) IN CONCEALED SPACES BfTWEEN STAIR STRINGERS AT THE
TOP AND BOTIOM Of THE RUN AND BET\VEEN STUDS ALONG AND IN
LINE WITH THE RUN Of 5TAIRS IF THE WALLS UNDER THE STAIRS ARt
UNfiNISHED.

D) IN OPENING5 AROUND VENT5. PIPES. DUCTS, CHIMNEYS,
fiREPLACES AND SIMILAR OPENINGS THAT AFfORID A PAS5AGE FOR
FIRE AT CEILING AND fLOOR LEVELS, WITH NONCOMBU5TIBLE
MATERIALS

El AT OFENINGS BETWEENATIIC SPACE5 AND CHIMNEY CHASES
FOR fACTORY-BUILT CHIMNEYS.

f) \MiERE WOOD 5LEEPERS ARE USED fOR LAYING WOOD
fLOORING ON MASONRY OR CONCRETE fiRE-RESISTIVE FLOORS. THE
SPACE BETWEEN THE fLOOR 5LA13 AND THE UNDERSIDE Of THE WOOD
flOORING 5HALL I3E FILLEDWITH NONCOMBU5T1BLE MATERIAL OR
FIRE BLOCKED IN SUCH A MANNER THAT THERE WILL BE NO OPEN
SPACES UNDER THE FLOORING THAT WILL EXCEED 100 SQUARE fEET
[S.3 m2) IN AREA AND SUCH SPACE SHALL BE fiLLED SOLIDLY UIIIDER
ALL PERMANENT PARTITIONS SO THAT THERE IS NO COMMUNICATION
UNDER.THE FLOORING BETVlEEN ADJOINING RooM5.

b. AI! RECE5SED liGHTING FIXTURE5 AT RATED CEiliNGS St1AU BE
INSTALLED WITH AN EQUALLYRATED ENCLOSURE TO MAINTAIN fiRE
ENVE'LOPE

5. If AN ALTERNATEOR 5UBSTlTUTE MATERIAL IS ACCEPTED AS AN
EQUAL BY THE CONTRACTOR.. HE WIll A5SUME THE RESPONSIl3111TY
FOR WHATEVER CONSTRUCTION MODIFICATION AND/OR ADDITIONAL
COST ARE REQUIRED BY REASON Of THI5 ACCEPTANCE

10. 5TATE HEALTH. SAFETY CODE SECTION 17S2 I .9 BANS THE USE
Of CHLORINATED POLYVINYLCHLORIDE (CF'vq FOR INTERIOR WATER
5UPPLY PIPING.

8. OCCUPATIONAL SAFETY AND HEALTH, ALL WORK 15 TO BE
GOVERNED AT ALL TIMES BY APPLICABLE PROVISIONS OF THE
CALIfORNIA OCCUPATIONAL SAfETY AND HEALTH ACT OF 1973,
(CALJOSHA) AND All UPDATE5.

4. ALL PENETRATlON5 INTO SOUND RATED PARTITIONS. flOORS OR
CmlNG ASSEMBLIES SHALL BE SEALW WITH APPROVED PERMANENT
RESILIENT ACOUSTICAL SEALANT. ELECTRICALDEVICE5. RECESSED
CABINE'TS. ETC. 5HALL BE'SEALED, LINED. INSULATED OR OTHERWISE'
TREATED TO MAINTAIN INTfGRITY OF THE ACOUSTICAL AS5EMBLY

2. THE scorr. EXTENT,DESIGN ADEQUACY, AND 5AfETY OF
ERECTION BRACING. SHORING. TEMFORARY SUPPORTS AND
5CAFfOLDING IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR

3. ALL EXiSTS SHALL BE OPENABlE FROM THE IN51DE WITHOuT THE
USE OF A KEY. AND WITHOUT 5FECIAL KNOWLEDGE OR EFfOR~

I. PROVIDE ADEQUATE BAR,RICADESAND PROTECTIVE DEVICE5
SEPARATING CONSTRUCTION AREAS. TEMPORARY FASSAGES 5HALL
BE PROVIDED A5 REQUIRED, COMPLY WITH APPLICABLE SECTIONS Or
UBe CHArTER 33 FOR PROPERTYAND PEDE5TRIAN 1'ROTECTlO'l

CONSTRUCTION NOTES

3, THE CONTRACTOR 5HALL BE RfSPON51BLE FOR THE PROPER
LOCATION AND SIZE OF OFENINGS fOR All TRADE5 AND 5HALL
COORDINATE ALL CONSTRUCTION A5 INDICATED BY THE CONTRACT
DOCUMENT5, INCLUDING SHOP DRAWINGS RrVIEWtD BY THE
ARCHITECT

2. MECHANICAL AND ELECTRICAL DRAWINGS ARE SUPPLEMENTAL TO
THE ARCHITECTURAL DRAWINGS. IT 5HALL BE THE RESFON51BILITY Of
THE CONTRACTOR TO CHECI\ WITHTHE ARCHITECTURAL DRAWlNG5
BEfORE ESTIMATING AND INSTAlliNG MECHANICAL OR ELECTRICAL
CON5TRUCTION. ANY DISCREPANCIESBETWEEN THE ARCHITECTURAL
AND CONSULTING ENGINEER'SDRAWlNG5 5HALL BE BROUGHT TO THE
ARCHITECT'5 ATIENTION fOR ClARlfACTION. If THE CONTRACTOR
fAILS TO MAKE NOTlfACTION OF DISCREPANCIES. THEN THE
CONTRACTOR ACCEPT5 FULL LIABILITY

G, ALL DIMEN510NS 5HOWN ARETO THE FAa OF EXTERIOR
SHEATHING. fACE OF INTERIOR5TUD OR CONCRETE. UNLESS
OTHERWISE NOTED.

8. \MiEN A DETAIL IS IDENTIFIEDAS TYPICAL. APPLY THIS DETAIL IN
E5T1MATING AND CON5TRUCTION TO EVERY LIKE CONDITION WHETHER
OR NOT THE REfERENCE 15 REPEATEDIN EVERY INSTANCE.

I. ALL CON5TRUCTION 5HAll BE DONE IN ACCORDANCE WITH THE
CURRENT EDITION OF TITLE 24, CALIfORNIA CODE Of REGULATIONS.
INClUDING I ~~8 BUILING 5TANDARD5 ADMINI5TRATIVE CODE, PART
I, TITLE 24 I SS8 C.CK; CALIFORNIABUILDING CODE (CBCl. PART 2
TITLE 24 e.C.R.; (I SS7 UNIFORM BUILDING CODE, VOL 1-3. AND
19S8 CALIFORNIA AMENDMENTS) 19~8 CALIFORNIA ELECTRICAL
CODE ICEC), PART 3, TITLE 24 C.C.R. (LATE5T NATIONAL ELECTRICAL
CODE. AND CALIfORNIA AMENDMENTS) CALIFORNIA MECHANICAL
CODE 2001 ICMC20011, FART4, T1TLE~(~
MECHANICAL CODE AND CALIFORNIAAMENDMENT5) CALIFORNIA
PLUMBING CODE 2001 (CPC2ool), PART S, TITLE2~
(UNifORM nUMBING CODE, AND CALIfORNIA AMENDMENT5)
CALIfORNIA FIRE CODE ICFCI. PART9, TITLE 24 e.CR.; (UNIFORM FIRE
CODE AND CALIfORNIA AMENDMENT5) CALIFORNIA REFERENCE
STANDARD5 CODE, PART 12, TITLE24 e.CR. I ~90 '-IILE 19 e.CR
PUBLIC SAFETY, STATE FIRE MARSHAL REGULATIONS AND ALL OTHER
STATE AND LOCAL CODES, LAWS,ORDINANCE5. AND REGULATIONS
HAVING JURl5D1CTlON ON THIS PROJECT. 5EE 1998 cec. CHAPTER
35, 5ECTI0'l 3S03 FOR COMPLETELIST

5. THE EXISTENCEOR LOCATION Of ANY UNDERGROUND UTILITIES,
PIPES, AND/OR STRUCTURE SHOWN ON THE5E PLANS WEREOBTAINED
BY A SEARCH OF AVAILABLE RECORDS TO THE BEST Of THE
ARCHITECT'5 KNOWLEDGE. EXISTINGUTILlTlE5 ARE AS SHOWN ON
THESE PLANS. THE CONTRACTOR 5HALL ASCERTAIN THE TRUE
VERTICAL t HORIZONTAL LOCATION AND SIZE OF All UNDERGROUND
UTILITIES AND SHALL BE RESPON51BLE FOR DAMAGE TO ANY PUBLIC
OR PRIVATE UTllITlE5, SHOWN OR NOT SHOWN HEREON.

GENERAL NOTES

4. CONTRACTOR TO VERIFYAU DIMEN510NS AND LOCATIONS OF
EXISTING CONDITIONS ON THE JOB SITE PRIOR TO THE START OF
WORK OR FORTIONS Of THE WORK. NOTIFY THE ARCHITECT
IMMEDIATELY Of ANY DI5CREPANCIES BETWEEN ACTUAL FIELD
CONDITIONS AND CONSTRUCTION DOCUMENTS. EXISTING
CONDITlON5 ARE INDICATfD AS A RESULT OF INFORMATION SHOWN
ON AVAILABLE DOCUMENT5. ANY DAMAGE TO EXISTING CONDITlON5
IS THE SOlE RESPONSIBILITY OF THE CONTRACTOR

7. ALL DRAWlNG5, THOUGH NOTEDTO 5CALE, ARf fOR ILLU5TRATION
ONLY. THE CONTRACTOR SHALL NOT 5CALE DRAWlNG5. IF
DISCREPANCIES ARE fOUND THE ARCHITECT 5HALL BE NOTIFIED
IMMEDIATELY fOR CLARIFICATION.

9. EVERYTHING NOTED IN THE DRAWlNG5 15 INCLUDED IN THE
CON5TRUCTION CONTRACT UNLESS NOTED OTHERWISE [SUCH AS
'EXI5T1NG'. NOT IN CONTRACT (N.I.C.).

I O. AS USED IN THE CONSTRUCTION DOCUMENTS, "FROVIDE" SHALL
BE UNDERSTOOD TO MEAN ·PROVIDE COMPlETE IN PLACE", THAT IS
fURlNI5H AND IN5TALL. AND MEANS TO FURNISH. fABRICATE, DUiVER,
HOI5T, AND ERECT, INCLUDING ALL LABOR, MATERIALS. EQUIPMENT,
APPARATUS, APPURTENANCES. AND EXPENSE5 NECESSARY TO
COMPLETE IN PLACE READY TO USE

I I. AlL PERMIT5 MUST BE OBTAINED FROM fiRE PLAN CHECK
BEfORE THE BUILDING IS OCCUPIED
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Evergreen. flowering,accent
Plant (2' - 4' height) such as:
Agave attenuata I Agave
Euphorbia characias wutfeni JNCN
Aloaslnatal

Evergreen, flowering. aocant 100%
Plant (6'·10' height) such as:
Coryline eustralls 'Atropurpurea' I BlQnze Oracaena
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plantings (6"-12' height) such as:
seneclo moAdraiscae J
Sedup spathullfollum 'Purpureum'J NCN
DJtlS8nlhemum varieties I

Medium scale, multHl1Jnk, Ornamental 100%
Feather palm (30' height) such as:
Archontophonlx cunnlnghamianal King Palm (mu~trunked)

Howea Iorsleranal Kentia Palm
Syallrus romanzoffianum I Queen palm

Medium scale, flowenng, cenopytree 100%
(25' - 30' heig,t) such as:
Michelia champaca I NCN
Cassia leptophylla I Gold Medallion Tree
Tipuane lipul Tipu Tree

BOTANICAL NAME I COMMON NAME

All required planting areas shall be covered with mulch groundcover 10a minimum
depth of 2",excluding slopes reqLJiring r'tI-vegelallon and areas planted with
gl"CKlndcover. All axposed BOIlaraBS without .egetaIlon shall also be muk:hed 10
lhls minimum depth. SOMC 142.0403(b).

Tree root Darrlers shall be Installed where trees are placed within 5 feet 01pubic
Imp_ements Including welks, curbsor stree1pavemenlS orwherenewpublic
imprO'lements are placed adjacent to existing trees. The root berrler will not be
wrapped around the root ball. SOMC 142.D403(b)(12).

All Landscape and Irrigation shall conform to the CIty01sen Diego's Land
DeltelOpment Code. Landscape Regulations; the Land DeYelopment Manual,
Landscape Standards: and all other cily and Regional Standards.

Malnl_nea: Ail requlnad landscape areas shall be malntalned by the owner. The
landscape areas shel be maintained /rae of dabris and Iittar end all planl malarial
shall be maintained In a healthy growing condhlon. Olsaased or dead plant
material shall be salisfaclorily lraated or replaced wilh Ilkekind.

LANDSCAPE CALCULATIONS

d. Irrigation: An Irrlllation syatam shall be provided as raquired lor proper Ilrigatlon,
development and maintenance of vegetation. Tha design oIlhe system shall
prolllde adequate support lor the vegetation saIected and shall be an aulDmatic
Inillalion syslem with low precipitation heads to establishand sus1aln good.
healthy plantings. Ail proposed Irrigation systems win use an approved rain
sanSOfshutoff drNlC8. SOMC 142.0403

•
\)

o
NOTE: Install 2' wood bark mulch grouAdOO'o'et' lIvoughoul planting areas.

LANDSCAPE DEVELOPMENT PLAN NOTES

TREES
SYMBOL

PLANT LEGEND

o

STREETYARD PLANTPOINTS:
9.!r.~ PLANT POINTS TOTAL POINTS
02 48'Box tree 100 poIntsllree 200
02 8'brwn trnk Jtree 3.0 poIntslbrwntnnk 48
D4 15 lIal. shrub 10 points/shrub 40

29 5 gal. shrub 2 points/shrub ....,:.....",TotII--:-1":"'Stnet-""'y""lrd Points

79 Street Ylrd Points Required
248 Pllnt Points from T,..

Nole: Street Yard planting area Is less then the requirement The excess points achieved
with the planting offsets the necessary square footage required. Therefore, we are In
compliance per SCMC 142.0405{a)(3).
"A point score In excess of thai reqLJired for a yard area may be used to reduce the
planting area required for that yard aree at a rate of one square footof area reduction for
each excess point provided. The maximum planting area reduction allowed by this
&eetIon II; 25 pereant of that totalyardaree required:

STREETTREEREQUIREMENTS: (1 Tree per 30fHl: of Street Frontll98)
Henchel S1reet: 10 fHl: __ front8ge

Sireet Trees Required 02
Street Trees ProIIkled 02 (Metroslderos excelsus JNew Zealand

ChristmasTrea)
Peal1 Street: SO fait _ frontage
Sireet Trees Requinad 03
Sireat Trees Pl'OIIided 03 (Matroslderos excelsus I New Zealand

ChrlSlmasTrea)

REMAINING YARD PLANTING REQUIREMENTS:
gn:.~ PLANT poiNTS TOTAL POINTS
02 24'Box tree 20 pointsltrae 40

02 15 gal. shrub 10 poinls!shrub ~:~T""o1III""""R""ernal--"'n1""'ng"""'Ya-rd""P""ol"'nts~

10 RMNllnlng Yard Pnts Required
40 Plant PoInts from T....

O Medium scale, f1owenng. 51reeltree
• (15'-20' height) such as:

Jacaranda mlmoslfoliaJ Jacaranda

8 Medium scale, .ertical 8"8rgreentree
• (25' - 30' heighl. Mul~lrunk) such as:

Acacia pendUlai WeepingAcada
Melaleuca quinquenervia I Cajeput Tree

VEHICULAR USE AREA REQUIREMENTS:
AU onslte par1<ingis subtanranaan inside tile building slructune 60 tIlare is no Vehicular
UseAreafortlllsprojact.

PLANTING NOTES! LEGEND
N,T,S.

•

PROPOSED GRASS
TO MATCH EXIsnNG

EXISTING GRASS TO
RDtAIN: REPLlCE
WHERE DANAGED

AbovegroUnd u1llltystructuras 10 feet

Driveways 10 feet

MINIMUM TREE SEPARAnON DISTANCES:

Interllactions (intersecting curb
lines of two streets) 25 feet

Sewerlines 10 feet

Traffic Signals (StOP sign) 20 faat

Undergroundulility
lines (except aawer) 5 feel

)/i-PEA FT
NIN. SLOPE

114- PER fT·
WIN. SLOPE

.....

114- pER FT.
MIN. SLOPE

)14"· em fT,
MIN; SlCPE

PROPOSED GRASS
10 MATCH EXIS1'tfG

PEARL STREET

The design Intent lor this project mainly is to provide traes with a mora vertical character to soIIen the bulldng sbucture lMIhIn
narrow planting spacesas well asg1vathe projecta morehuman scale. The p1anttngs wane also seledad to responcI '0 the
coastal conditione and the more shade condhione along Herschel and Pearl streets (east and northorlantallons) whichwith
proper water management are relatively drought tolerant Th& slreet trees wereselected per the SlR!etScape Guidelines for
tIla Village Comrnarcial Area of the La Jolla Community Plan. Both Harschaland Pearl slreets do nolltava a dominant street
treeestablished so the Malrosideros excelsus was selectad lor it's pedesbian scale and it's e-ergreen and ftowering qualities.
The axlsting sidewalks will m061 Mkely need 10be replaced because 01tree root damage and It does he-e a smaller grid pallarn.
But the axistlng adjacent aidawalks along Herschel and Paarl he.e been raplaced !Mlhdly slBndard sldewalks with no grid
pattern. So to conform to the neighborhood. the potenllally newsidewalks shall match the existing adjacent cily standard
sidewalks with the addition of street !rae wells alQng Herschel Street.

DESIGN STATEMENT

,a- PER fT
MIN. SlOPE

.............. ...

PROPOSED GRASS
10 MATCH EXIS11NG

1RWfGLE OF VISlBIUIY:
PlANTS W/IN THIS ZONE
stW..L BE WAlNTAINED SO
THEY DO NOT EXCEED
IN HEIGHT

EXlS1lNG S1DEWAU< TO BE
REPI..ACED TO MATCH (E)
CRY STAI'I)Wl SIDEWAll<
ALONG HERSCt1EL AVE.

TRWQ.E OF V1SIBIUTY;
PlANTS W/IN nilS ZONE
stW..L BE towNTAiNED so
THEY DO NOT EXCEED 36­
~ HOOHT

PROPOSED GRASS
10 MATCH EX1S11NG

LANDSCAPE DEVELOPMENT PLAN
1/4" 1 O'


