THE City oF SAN DiEGO

REPORT TO THE PLANNING COMMISSION

DATE ISSUED: October 2, 2014 REPORT NO. PC-14-053

ATTENTION:  Planning Commission, Agenda of October 9, 2014

SUBJECT: EAST- CLIFF, GABLES, JACK O’LANTERN,
PROJECT NO. 224418; PROCESS 4

OWNER: ALLISON-ZONGKER, L.P., A CALIFORNIA LIMITED
PARTNERSHIP

APPLICANT: James Alcorn, Alcorn and Benton Architects

SUMMARY

Issue(s): Should the Planning Commission grant approvals for the construction of three
detached residences located at 1241, 1245 and 1249 Coast Boulevard within the La Jolla
Community Planning Area?

Staff Recommendations:

1. CERTIFY Mitigated Negative Declaration No. 224418 and ADOPT the Mitigation,
- Monitoring and Reporting Program; and

2. APPROVE Planned Development Permit No. 1067766, Coastal Development Permit
No. 799592 and Site Development Permit No. 1343059.

Community Planning Group Recommendation: On May 5, 2011, the La Jolla
Community Planning Association voted 10-0-0 to recommend approval of the project
with no conditions (Attachment 11). In June 2014, the applicant contacted the group at
the direction of staff, to determine if an updated recommendation was desired. The group
indicated that they did not wish to review the project a second time.

Environmental Review: A Mitigated Negative Declaration was prepared for the project
in accordance with the State of California Environmental Quality Act (CEQA)
Guidelines. A Mitigation, Monitoring and Reporting Program has been prepared which

-



will reduce, to below a level of significance, potential impacts identified in the
environmental review process.

Fiscal Impact Statement: None with this action. All costs associated with the
processing of this project are paid from a deposit account maintained by the applicant.

Code Enforcement Impact: None with this action.

Housing Impact Statement: The project proposes three residential units where
previously, four residences were constructed. The proposed project is consistent with the
La Jolla Community Plan land use designation of Community Commercial which allows
a density of 29 dwelling units per acre or a total of eight dwelling units. It is unlikely that

the site could accommodate additional units with Proposition “D” Coastal Height Limit
Overlay Zone limiting the height to 30 feet, the steep topography of the site, the design
requirements imposed by the previously approved California Coastal Commission’s
Coastal Development Permit discussed further in this report and, the existing
commercial/retail developments on site. Therefore, the development of only three units
is an appropriate density allocation for this site. This project is subject to the
requirements of the City's Inclusionary Affordable Housing Regulations (Chapter 14,
Article 2, Division 13 of the San Diego Municipal Code (SDMC)).

BACKGROUND

The project proposes to construct three detached residences on a double-fronted, 0.91-acre site
that is developed with existing commercial buildings (one on Coast Boulevard and three on
Prospect Street). The site is located between Prospect Street and Coast Boulevard, across the
street from the Pacific Ocean. The irregularly shaped parcel is comprised of three legal lots, is
zoned Zone 1A of the La Jolla Planned District and designated as Community Commercial
within the La Jolla Community Plan (Attachments 1, 2 and 3). The site is within the Coastal
Overlay Zone (appealable to the California Coastal Commission), Sensitive Coastal Resource
Overlay Zone - Coastal Bluff, Coastal Height Limit Overlay Zone, Parking Impact Overlay
Zone, and Residential Tandem Parking Overlay Zone.

The existing buildings and proposed buildings cross the lot lines rendering the site one premise.
The on-site commercial establishments are two restaurants, Goldfish Café and Eddie V’s
restaurants, and two retail/office buildings. The redevelopment of the Chart House (now Eddie
V’s) restaurant along the Prospect Street frontage was the subject of California Coastal
Commission issued permit on appeal (CDP Nos. F8945-A1 and F8945-A2) and City-issued
Sensitive Coastal Resource Overlay Zone/La Jolla Planned District Permit No. 98-0755.

The developed portion of the site encompasses 72 percent while the remaining 28 percent
consists of disturbed, vacant land which fronts on Coast Boulevard. The vacant portion of the
previously disturbed portion of the site proposed for development contains steep topography
which slopes upward to approximately 50 feet in height above Coast Boulevard. The site is
located along the curvature of Coast Boulevard which is a single-lane, one-way road (adjacent to
the site) and is also designated as a fire lane.



Surrounding developments along Coast Boulevard are primarily residential uses, but also
includes hotel uses and commercial establishments. Along Prospect Street are a variety of office,
commercial and retail uses. La Jolla Cove and Goldfish Point are across Coast Boulevard to the
north (Attachment 4).

State-Issued Coastal Development Permit (1992)/Previous Development:

The portion of the site to be developed was previously improved with four cottages constructed
in the early 1900°s known as the “Green Dragon Colony.” The entire site was designated as a
historical resource in 1973 (Historical Resources Site # 84) and in 1986, the designation was
expanded to include the four original cottages (circa 1894). In 1988, the City of San Diego
obtained coastal development permit jurisdiction of the site. These cottages were demolished in
1991 pursuant to City-issued approvals and subsequently authorized by the 1992 California
Coastal Commission (CCC) Coastal Development Permits (CDP) following settlement of
litigation. Only a portion of the subject property (the previous location of the four cottages) is
the subject of that State-issued CDP (Attachment 8 - CDP No. A-6-LJS-91-168-R-A2).

The 1992 State-issued CDP imposed special conditions of approval and a deed restriction for the
future development of the site, as mitigation for the loss of the historic structures. These
conditions included a provision that any future development proposal incorporate, to the extent
feasible, certain historic character-defining elements that were present on the Green Dragon
Colony homes. No specific development proposal was identified with this permit; only the
demolition of the structures. Further, permit conditions identified a joint State and City process
for the review and approval of a future development. Step one of the process required the State
Historical Building Safety Board to conduct an analysis to document the historical and/or
architecturally significant design elements to be incorporated into the future development of the
site where feasible. The report entitled Green Dragon Colony Design Element Report was
prepared and accepted by the State in 1992 and is included into the State-issued CDP and deed
restrictions (Attachment 8C).

Secondly, the applicant was to prepare a “Feasibility Study” of any proposed development
project in consultation with the State Historical Building Safety Board, to be submitted to the
CCC, to ensure that the scale and character of the demolished structures would be retained to the
maximum extent feasible. Review of the study was not intended to endorse any one project or
particular development proposal. A study was prepared in consultation with the State Historic
Building Safety Board for this current project in December 2013 (Attachment 9). Lastly, the
City of San Diego would process the Coastal Development Permit for the development proposal.

Project Approvals:

The project requires a Planned Development Permit (Process 4) for deviations, a Coastal
Development Permit (Process 3) for new development within the Coastal Overlay Zone, and a
Site Development Permit (Process 3) for development within the Sensitive Coastal Resource
Overlay Zone - Coastal Bluff.



DISCUSSION

Project Description:

The proposed project would construct three detached, two and three-level residences over
basement garages resulting in the following gross floor area:

e “East-Cliff” - 2,267 square feet

e “Gables” - 2,938 square feet

e “Jack O' Lantern” - 2,340 square feet.

The units would be accessed from Coast Boulevard via three proposed 12-foot wide driveways.
A total of 12 on-site parking spaces are proposed where 9 are required. Other project
components include the construction of four-foot wide, vertical public stairs from Prospect Street
to Coast Boulevard, between the Gables and Jack O’Lantern units at the west property line along
Lot 30. This public access is a requirement of the aforementioned State-issued CDP’s special
conditions and is consistent with the community plan recommendation for a public accessway
through the site. Project retaining walls that vary in height from two feet to 10 feet are proposed
along only a portion of the Coast Boulevard frontage. The project would remove an existing, up
to 15-foot high retaining wall that is currently located along the entire Coast Boulevard frontage.
This wall exceeds allowable height limits and is not an attractive element within the area.

Community Plan Analysis:

The project implements the La Jolla Community Plan. The proposed project is designated for
Community Commercial which allows commercial/retail and residential developments. The
Commercial Land Use Element of the plan, page 97, recommends to: “maintain a diversified,
yet balanced land use pattern which includes providing adequate levels of commercial retail
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The Residential Element recommends, page 90, item 2a, to “maintain and enhance the existing
neighborhood character and ambiance, and promote good design and visual harmony in the
transitions between new and existing structures through the preservation of the following
elements: bulk and scale as viewed from the public right-of-way and from parks and open
space.” The project would contribute to the community character on Coast Boulevard with the
reconstruction of the three new units in the proposed style that incorporate design elements of the
former Green Dragon Colony cottages including board and batten siding, river bottom stonework
on exposed foundations, bungalow style windows, gable, hip and shallow pitched roofs and
covered decks and porches.

The site has existing commercial uses fronting both streets. The inclusion of residential use on
this portion of the site results in a mixed-use development consistent with the Community Plan.
The Residential Element recommends regulating the scale of the new development by applying
minimum side and rear yard setback requirements that separate structures from adjacent
properties in order to prevent a wall effect along the street face as viewed from the public right-
of-way. The project complies with the setback regulations of the zone and incorporates interior
side yards. The Residential Element further 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 units would be sited to follow
the natural terrain and are scaled down to relate proportionately to the existing structures
adjacent to the proposed development which include the on-site Goldfish Cafe and Brockton
Villa restaurant off-site, adjacent to the north.

The Heritage Resources Element of the plan recommends protecting sites with significant
archaeological, architectural and historical value within the residential and commercial areas of
La Jolla for their scientific, education and heritage values. The subject property is mapped as a
registered historic site and the proposed development would incorporate architectural features,
the residential uses and site design elements of the previously existing, historically designated
cottages. The Plan recommends preserving all designated historic sites in La Jolla.

Appendix G, Coastal Access Subarea Maps of the Community Plan, page 167, identifies the site
as having an “alternative pedestrian access” with Coast Boulevard identified as having a “scenic
blufftop walkway.” The proposed development includes a new on site, public walkway from
Prospect Street to Coast Boulevard which will serve as a second vertical public access on the
property. As conditioned by a 2002 State-issued CDP for the former Chart House restaurant
remodel, F-8945-A1/A2, there is an existing, on site public stairway on the east side of this
building within Lot 32 which will remain unaltered by the proposed project.

Subarea D: “Coast Walk - Visual Access” of the plan identifies the subject site as having a “high
potential” for visual access in a commercial development (page 169). The three proposed
homes are below the visual site lines for views to the ocean from Prospect Street. Therefore, the
development will not affect those designated views to the ocean.

Environmental Analvsis:

A Mitigated Negative Declaration was prepared for the project due to the potential to impact
archaeological and paleontological resources. The site is underlain with potentially sensitive
soils and the project proposes a total of 4,600 cubic yards of cut to a maximum depth/cut of
approximately 33 feet for site preparation and for the construction of the basements. As such,
paleontological monitoring is required. A mitigation program was undertaken in 1991 and 1993
in conjunction with the demolition of the four previously existing cottages. The report
concluded that cultural material could be present at the top of the slope. Due to the steep
topography, any prehistoric material present within the area proposed for redevelopment is
considered likely to have washed down from the upper portion of the site or is present in fill
slopes from other parts of the site. Although the cultural resources within the project area do not
meet the criteria for significance under CEQA or the City’s Historical Resources Guidelines,
mitigation measures have been incorporated which require that qualified archaeologist and
Native American monitors be present during on-site grading activities. Implementation of the
Mitigation, Monitoring and Reporting program as outlined in Section V of the MND will reduce
impacts to Historical Resources and Paleontology to below a level of significance.



Project-Related Issues:

Historical Analysis

The project site is subject to the 1992 State-issued CDP which incorporated special permit
conditions and deed restrictions outlining specific architectural and design elements deemed to
be historically and/or architecturally significant which would be incorporated into any future
redevelopment proposal to the maximum extent feasible. Thirty building and architectural
elements, site design features such as spacing between the buildings, and placement of the
buildings in relation to the side lot lines, as well as specific landscape materials were identified.
The proposed development incorporates these elements including rafter tails, large and small
window types, multiple offsetting planes and horizontal shiplap clapboard siding. Like the
original cottages, the project also orients the structures both on a northerly axis and northeasterly
axis. Bulk and scale are addressed through incorporation of the above referenced elements, as
well as through site planning, extensive use of offsetting planes, varied roof forms and extensive
use of the identified design features that recall the original cottages. The only Architectural
Character Defining Element not completely incorporated, the projecting floors with decorative
brackets, is omitted because of its inconsistency with the requirement of the planned district
regulations. However, the element is functionally implemented through the incorporation of
decorative brackets at decks and under bay windows. ‘

The conditions also require the preservation of public access and public vistas through the site.
As described above in the Community Plan Analysis section, the development will not encroach
upon any designated public views and would enhance public access through the site by the
construction of a new public stairway.

An historic land use report was submitted for staff review which assesses the project’s
compliance with the State-issued CDP and current historical regulations. The State Historic
Building Safety Board’s final analysis dated December 23, 2013, determined that the Feasibility
Study adequately addresses the feasibility of incorporating the Historical and Architectural
Character Defining Elements into the project and that it complies with the Coastal Commission
permit requirements. The City’s Historical Resources staff has also reviewed the proposed
project for consistency with Historical Design Elements and found the development to have
incorporated the elements to the maximum extent feasible.

Planned Development Permit Analysis

The project design incorporates deviations to the development regulations as allowed with a
Planned Development Permit. The Planned Development Permit allows flexibility in the
application of development regulations for projects where strict application of the base zone
development regulations would restrict design options and result in a less desirable project. The
following information is a summary of the analysis of the proposed deviations.

Ground Floor Residential — The project proposes to allow ground floor residential, not ground
floor retail, on a portion of the front 50 percent of the lot fronting on Coast Boulevard. Land
Development Code sections 159.0306(a) and 159.0306(c) require that (a) retail uses account for
a minimum of 50 percent of the gross ground floor area; (b) 75 percent of a structure’s street
frontage length be dedicated to retail; and (c¢) a project not include residential uses within the




front 50 percent of a lot. This deviation request relates to a 0.28-acre portion of the 0.91-acre
property that is proposed for development.

The site is zoned and designated for residential and commercial uses. Standards for Zone 1A are
intended to maintain pedestrian scale and continuity, and preserve and enhance the retail
development pattern of department stores, small retail shops and restaurants. The historic use of
the site included ground floor residential development. The property currently contains
approximately 21,000 square feet of ground floor retail and commercial establishments along
Prospect Street and Coast Boulevard. The inclusion of residential development at this location
meets the purpose and intent of the zone and implements the land use designation of providing a
mixed use development on the premises.

Driveways — The second deviation would allow the construction of three new driveways along
Coast Boulevard. Land Development Code section 142.0560 and Appendix D. 3 of the La Jolla
Planned District Ordinance allows one driveway per 100 feet of street frontage and requires 150
feet between driveways. The project proposes a total of four driveways (three proposed, one
existing), with less than 150 feet between.

The site contains 266 linear feet of frontage on Coast Boulevard. The property contains an
existing curb cut for the commercial establishment on Coast Boulevard. The project would
provide 28°-07, 32°-7” and 66°-1” between each driveway, proposed and existing. The three
additional driveways would provide access to the required parking within enclosed garages,
including guest parking for each unit. A total of 12 off-street parking spaces are provided where
9 are required. The purpose of the driveway restrictions is to limit the number of curb cuts in
order to maintain on-street, public parking spaces. As a result of the placement of the new
driveways and the proposed restriping of the existing on-street parking on the north side of Coast
Boulevard, the project will not cause a net loss of existing on-street parking spaces. (Reference
Attachment 13, sheets 10 and 11).

Staff also required that the applicant prepare alternative concept designs that incorporated retail
uses to further analyze the requested deviations (Attachment 13 - sheets 25 through 28). Staff
concluded that the provision of a mixed use structure at this location would potentially result in a
request for a parking deviation, cause traffic impacts and, would result in a design that would be
inconsistent with the CCC directive to incorporate the scale, design features and elements of the
former cottages to the maximum extent feasible.

The proposed deviations will facilitate the construction of a more desirable project than would be
achieved with strict adherence to the use and driveway regulations. Public benefits include the
addition of housing stock, maintaining the diversified and balanced land use pattern that existed
on the site for more than 100 years, visual enhancement of the site and, the new public
accessway. The project also reflects the historical character of the early 20™ century cottages as
mandated by the Coastal Commission.

Sensitive Coastal Resources Overlay Zone
The site is located within a Sensitive Coastal Resource Overlay Zone - Coastal Bluff. A coastal
bluff is located off-site within the Coast Boulevard right of way. Although the site is mapped as




a Coastal Bluff, the site is developed and disturbed and does not contain natural land features
typical of sites mapped as such. The project is consistent with environmentally sensitive lands
(ESL) regulations for Coastal Bluff properties which include requirements for setbacks from a
bluff edge, effective drainage of surface water, prohibition of erosion control devices and,
maintenance of the natural character of the bluff face. The proposed development complies with
all of the applicable ESL regulations.

Conclusion:

Staff has reviewed the proposed project 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 believes that the requested deviations are consistent with the
provisions of the purpose and intent of the Planned Development Permit Ordinance. The project
complies with the applicable supplemental regulations and design criteria of the Planned
Development Permit Ordinance and the Sensitive Coastal Resource Overlay Zone. Staff has
provided draft findings of fact for consideration in Attachment 5 in support of the project and
recommends that the Planning Commission approve the project as submitted.

ALTERNATIVES

I Approve Planned Development Permit No. 1067766, Coastal Development Permit No.
799592 and Site Development Permit No. 1343059 with modifications.

2. Deny Planned Development Permit No. 1067766, Coastal Development Permit No.
799592, and Site Development Permit No. 1343059, if the findings required approve the
project cannot be affirmed.

Respectfully submitted,

T e ZYCM? dNa Qﬁﬂsz/mﬂ
Mike Westlake Sandra Teasley, Project Manager
Assistant Deputy Director Development Services Department

Development Services Department

VACCHI/SMT

Attachments:

1. Aerial Photograph of Site

2. Community Plan Land Use Map

3. Project Location Map

4. Surrounding Land Uses Aerial

5. Draft Permit Resolution with Findings



Draft Permit with Conditions

Environmental Resolution with MMRP

State-Issued CDP No. A-6-LJS-91-168-R-A2

Feasibility Study/Acceptance Letter (San Diego Building and Historical Safety Board,
dated December 2013)

Ownership Disclosure Statement

Community Planning Group Recommendation

Project Data Sheet

Project Site Plans



Aerlal Photograph

East Cliff, Gables , Jack O’Lantern - Project No. 224418

1241, 1245, 1249 Coast Boulevard

Project Site
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Project Location Map

East Cliff, Gables, Jack O’Lantern Project No. 224418

1241, 1245, 1249 Coast Boulevard
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ATTACHMENT 5

PLANNING COMMISSION
RESOLUTION NO.
PLANNED DEVELOPMENT PERMIT NO. 1067766
COASTAL DEVELOPMENT PERMIT NO. 799592
SITE DEVELOPMENT PERMIT NO. 1343059
EAST - CLIFF, GABLES, JACK O’LANTERN - PROJECT NO. 224418
[MMRP]

WHEREAS, ALLISON-ZONGKER, L.P., A CALIFORNIA LIMITED PARTNERSHIP,
Owner/Permittee, filed an application with the City of San Diego to construct three detached
single-family residences on a site developed with existing commercial buildings (as described in

and by reference to the approved Exhibits “A” and corresponding conditions of approval for the
associated Permit Nos. 1067766, 799592, and 1343059), on portions of a 0.91-acre site;

WHEREAS, the project site is located at 1241, 1245 and 1249 Coast Boulevard in Zone IA of
the La Jolla Planned District, Coastal Overlay Zone (appealable), Sensitive Coastal Resource
Overlay Zone, Coastal Height Limit Overlay Zone, Parking Impact Overlay Zone, and
Residential Tandem Parking Overlay Zone, within the La Jolla Community Planning area.

| WHEREAS, the project site is legally described as Lots 30, 31 and 32 in Block 59 of La Jolla
Park Map No. 352;

WHEREAS, on October 9, 2014, the Planning Commission of the City of San Diego considered
Planned Development Permit, Coastal Development Permit, and Site Development Permit

Nos. 1067766, 799592, and 1343059 pursuant to the Land Development Code of the City of San
Diego;

NOW, THEREFORE,

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

That the Planning Commission adopts the following written Findings, dated October 9, 2014.
FINDINGS:

Coastal Development Permit - Section 126.0708

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

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

Page 1 of 21



ATTACHMENT 5

Appendix G, Coastal Access Subarea Maps of the Community Plan, page 167, identifies
the site as having an “alternative pedestrian access” with Coast Boulevard identified as
having a “scenic blufftop walkway.” The proposed development includes a new on site,
public walkway from Prospect Street to Coast Boulevard which will serve as a second
vertical public access on the property. The public access proposed is a new four-foot
wide staircase on Lot 30, between the Gables and Jack O’Lantern buildings, leading from
an entry on Coast Boulevard to an entry at Prospect Street. Views of the ocean and coast
will exist from this walkway.

As conditioned by a CDP issued by the California Coastal Commission in 2002 for the
former Chart House restaurant remodel (F-8945-A1/A2), there is an existing, on site
public stairway on the east side of this building within Lot 32 which will remain
unaltered by the proposed project. This public accessway would remain unaltered. As
conditioned by the Chart House Remodel CDP, access to this stairway is open from 8:00
A.M. to sunset daily and signage is installed on the site to alert the public of this amenity.

Subarea D: “Coast Walk - Visual Access” of the plan identifies the subject site as having
a “high potential” for visual access in a commercial development (page 169). The
development will not affect those designated views to the ocean. The proposed residences
would be constructed entirely within private property and located down slope on the
opposite side of Coast Boulevard from the ocean. The three proposed homes are below
the visual site lines for views to the ocean from Prospect Street and the on-site, existing
commercial development. The residences would not block any public views to or along
the ocean.

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

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

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The site contains environmentally sensitive lands in the form of a Coastal Bluff. The
Land Development Code defines a sensitive coastal bluff as land that is designated within
hazard category numbers 41 through 47, inclusive, on the City’s Geologic Hazard Maps
plus the area of an additional 100-foot strip located landward and contiguous to the
coastal bluff edge. A sea cave locally known as “Cook’s Crack” is located adjacent to
the northwest corner of the site beneath the Coast Boulevard right of way. Typically, a
coastal bluff edge is located at the top of the bluff face; however, when sea caves are

Page 2 of 21



ATTACHMENT 5

present, the coastal bluff edge is taken as the vertical projection of the sea cave. The
geotechnical report submitted for the project established that the “edge of bluff” is
located off-site beneath the right of way and recommends that the project maintain a 25
foot bluff setback as required by the Land Development Code.

Although the entire site is mapped as Coastal Bluff, the property is disturbed and does not
contain natural land features. The project is consistent with ESL regulations for coastal
bluff properties, including the referenced Coastal Bluff and Beaches Design Guidelines
and, the La Jolla Community Plan’s policies pertaining to Coastal Bluffs. Specifically,
the regulations, guidelines and plan recommendations include the requirement for
setbacks from a bluff edge, effective drainage of surface water, prohibition of erosion
control devices and, maintenance of the natural character of the bluff face. The
development will not encroach within the required bluff setback and it will implement the
other Coastal Bluff, stormwater and erosion control requirements. The proposed
development, with the imposition of the conditions of approval and as a result of
compliance with applicable laws, complies with all of the ESL regulations/guidelines and
is consistent with the plan recommendations. Therefore, the coastal development will not
adversely affect environmentally sensitive lands.

The proposed coastal development is in conformity with the certified Local Coastal
Program land use plan and complies with all regulations of the certified
Implementation Program.

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The proposed project is consistent with the Community Commercial land use designation
which allows commercial/retail and residential developments. The Commercial Land
Use Element of the plan recommends to: “maintain a diversified, yet balanced land use
pattern which includes providing adequate levels of commercial retail services,
residential development within existing commercial areas ...” The site has existing
commercial uses fronting both streets. The inclusion of residential use on this portion on
the site results in a mixed-use development. The commercial uses on the site total
approximately 21,000 square feet of restaurants, retail and office uses.

The Residential Element of the Community Plan recommends to “maintain and enhance
the existing neighborhood character and ambiance, and promote good design and visual
harmony in the transitions between new and existing structures through the preservation
of the following elements: bulk and scale as viewed from the public right-of-way and
from parks and open space.” The project would contribute to the community character
on Coast Boulevard with the inclusion of the three new homes in the proposed style. The
proposed homes are compatible with the existing on site developments which include the
four commercial establishments. The commercial buildings were designed by Robert
Mosher, FAIA, between the 1940s and 1980s following the design elements of the original
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cottages. These elements included distinctive roofs, broad eaves and detailed carpentry.
The placement of the three proposed homes would follow the natural terrain and are
scaled down to relate proportionately to the existing structures adjacent to the proposed
development which include the on-site Goldfish Cafe and the adjacent Brockton Villa
restaurants. The surrounding developments along Coast Boulevard include the adjacent
office uses and retail uses and residential developments within multi-story buildings.

The Residential Element also recommends regulating the scale of new developments by
applying minimum side and rear yard setback requirements that separate structures from
adjacent properties in order to prevent a wall effect along the street face as viewed from
the public right-of-way. The project complies with the setback regulations of the zone
and incorporates interior side yards. The Residential Element further 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 design for the previously disturbed site complies
through features such as the stepping of the structures down the sloping lot, varied
building heights and offsetting planes and the incorporated character defining elements
that evoke the homes previously located on the site.

Appendix G, Coastal Access Subarea Maps of the Community Plan, page 167, identifies
the site as having an “alternative pedestrian access” with Coast Boulevard identified as
having a “scenic blufftop walkway.” The project would construct a new public walkway
through the site from Prospect Street to Coast Boulevard, which will serve as a second
public accessway as conditioned by the 1992 State-issued CDP No. A-6-LJS-91-168-R-
A2. The State CDP was issued after the demolition of four, previously existing historical
cottages and included specific conditions of approval as mitigation for the loss of the
historic buildings, including the provision for public access through the site. The public
access proposed is a new four-foot wide staircase on Lot 30, between the Gables and Jack
O’Lantern buildings, leading from an entry on Coast Boulevard to an entry at Prospect
Street. Views of the ocean and coast will exist from this walkway.

There is an existing public access staircase on the site within Lot 32, adjacent to a
restaurant as conditioned by a 2002, State-issued CDP Nos. F8945-A1 and F8945-A2, for
the former Chart House restaurant remodel (currently Eddie Vs). This public accessway
would remain unaltered. As conditioned by the Chart House Remodel CDP, access to
this stairway is open from 8:00 A.M. to sunset daily and signage is installed on the site to
alert the public of this amenity.

Subarea D: “Coast Walk - Visual Access” of the plan identifies the subject site as having
a “high potential” for visual access in a commercial development (page 169). The
proposed residences would be constructed entirely within private property and located
down slope on the opposite side of Coast Boulevard from the ocean. The residences
would be located below the visual site line for public views from Prospect Street and
would not block any public views to or along the ocean.
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The Heritage Resources Element of the plan recommends protecting sites with significant
archaeological, architectural and historical value within the residential and commercial
areas of La Jolla for their scientific, education and heritage values. The portion of the site
to be developed was previously improved with four cottages constructed in the early
1900’s known as the “Green Dragon Colony.” The entire site was designated as a
historical resource in 1973 (Historical Resources Site # 84) and in 1986, the designation
was expanded to include the four original cottages (circa 1894). These cottages were
demolished in 1991 pursuant to City-issued approvals and subsequently authorized by the
1992 California Coastal Commission CDP following settlement of litigation. Only a
portion of the subject property (the previous location of the four cottages) is the subject
of that State-issued CDP. The State-issued 1992 CDP imposed special conditions of
approval and a deed restriction for the future development of the site, as mitigation for
the loss of the historic structures, that outlined certain historic character-defining
elements to be incorporated into a future development proposal to the maximum extent
feasible.

The project has been designed to incorporate the specific architectural and design
elements. These include site design features such as spacing between the buildings, and
placement of the buildings in relation to the side lot lines, as well as specific landscape
materials. The proposed development includes required elements such as rafter tails,
large and small window types, multiple offsetting planes and horizontal shiplap clapboard
siding. The project orients the structures both on a northerly axis and northeasterly axis
similar to the placement of the original structures. The development’s bulk and scale are
addressed through incorporation of the above referenced elements, as well as through site
planning, extensive use of offsetting planes, varied roof forms and extensive use of the
identified design features that recall the original cottages. The only Architectural
Character Defining Element not completely incorporated, the projecting floors with
decorative brackets, is omitted because of its inconsistency with the requirement of the
planned district regulations. However, the element is functionally implemented through
the incorporation of decorative brackets at decks and under bay windows.

The project, with the deviations to the use and driveway regulations, complies with the
certified Coastal Implementation Program including the setback, height, density and
landscape requirements. The Land Development Code places limits on the location and
quantity of residential uses on this site, limits the number of curb cuts and requires 150
feet of distance from one driveway to another. The project’s deviations are supportable
through the issuance of a Planned Development Permit.

As the project implements the applicable goals and recommendations of the Community
Plan and the requirements of the Land Development Code, 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.

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
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public access and public recreation policies of Chapter 3 of the California Coastal
Act.

The project site is not located between the nearest public road and the sea or the shoreline
of any body of water within the Coastal Overlay Zone.

Site Development Permit - Section 126.0504

1.

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

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The proposed project is consistent with the Community Commercial land use designation
which allows commercial/retail and residential developments. The Commercial Land
Use Element of the plan recommends to: “maintain a diversified, yet balanced land use
pattern which includes providing adequate levels of commercial retail services,
residential development within existing commercial areas ...” The site has existing
commercial uses fronting both streets. The inclusion of residential use on this portion on
the site results in a mixed-use development. The commercial uses on the site total
approximately 21,000 square feet of restaurants, retail and office uses.

The Residential Element of the Community Plan recommends to “maintain and enhance
the existing neighborhood character and ambiance, and promote good design and visual
harmony in the transitions between new and existing structures through the preservation
of the following elements: bulk and scale as viewed from the public right-of-way and
from parks and open space.” The project would contribute to the community character
on Coast Boulevard with the inclusion of the three new homes in the proposed style. The
proposed homes are compatible with the existing on site developments which include the
four commercial establishments. The commercial buildings were designed by Robert
Mosher, FAIA, between the 1940s and 1980s following the design elements of the original
cottages. These elements included distinctive roofs, broad eaves and detailed carpentry.
The placement of the three proposed homes would follow the natural terrain and are
scaled down to relate proportionately to the existing structures adjacent to the proposed
development which include the on-site Goldfish Cafe and the adjacent Brockton Villa
restaurants. The surrounding developments along Coast Boulevard include the adjacent
office uses and retail uses and residential developments within multi-story buildings.

The Residential Element also recommends regulating the scale of new developments by
applying minimum side and rear yard setback requirements that separate structures from
adjacent properties in order to prevent a wall effect along the street face as viewed from
the public right-of-way. The project complies with the setback regulations of the zone
and incorporates interior side yards. The Residential Element further recommends
maintaining the character of La Jolla’s residential areas by ensuring that redevelopment
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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 design for the previously disturbed site complies
through features such as the stepping of the structures down the sloping lot, varied
building heights and offsetting planes and the incorporated character defining elements
that evoke the homes previously located on the site.

Appendix G, Coastal Access Subarea Maps of the Community Plan, page 167, identifies
the site as having an “alternative pedestrian access” with Coast Boulevard identified as
having a “scenic blufftop walkway.” The project would construct a new public walkway
through the site from Prospect Street to Coast Boulevard, which will serve as a second
public accessway as conditioned by the 1992 State-issued CDP No. A-6-LJS-91-168-R-
A2. The State CDP was issued after the demolition of four, previously existing historical
cottages and included specific conditions of approval as mitigation for the loss of the
historic buildings, including the provision for public access through the site. The public
access proposed is a new four-foot wide staircase on Lot 30, between the Gables and Jack
O’Lantern buildings, leading from an entry on Coast Boulevard to an entry at Prospect
Street. Views of the ocean and coast will exist from this walkway.

There is an existing public access staircase on the site within Lot 32, adjacent to a
restaurant as conditioned by a 2002, State-issued CDP Nos. F8945-A1 and F8945-A2, for
the former Chart House restaurant remodel (currently Eddie Vs). This public accessway
would remain unaltered. As conditioned by the Chart House Remodel CDP, access to
this stairway is open from 8:00 A.M. to sunset daily and signage is installed on the site to
alert the public of this amenity.

Subarea D: “Coast Walk - Visual Access” of the plan identifies the subject site as having
a “high potential” for visual access in a commercial development (page 169). The
proposed residences would be constructed entirely within private property and located
down slope on the opposite side of Coast Boulevard from the ocean. The residences
would be located below the visual site line for public views from Prospect Street and
would not block any public views to or along the ocean.

The Heritage Resources Element of the plan recommends protecting sites with significant
archaeological, architectural and historical value within the residential and commercial
areas of La Jolla for their scientific, education and heritage values. The portion of the site
to be developed was previously improved with four cottages constructed in the early
1900’s known as the “Green Dragon Colony.” The entire site was designated as a
historical resource in 1973 (Historical Resources Site # 84) and in 1986, the designation
was expanded to include the four original cottages (circa 1894). These cottages were
demolished in 1991 pursuant to City-issued approvals and subsequently authorized by the
1992 California Coastal Commission CDP following settlement of litigation. Only a
portion of the subject property (the previous location of the four cottages) is the subject
of that State-issued CDP. The State-issued 1992 CDP imposed special conditions of
approval and a deed restriction for the future development of the site, as mitigation for
the loss of the historic structures, that outlined certain historic character-defining
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elements to be incorporated into a future development proposal to the maximum extent
feasible.

The project has been designed to incorporate the specific architectural and design
elements. These include site design features such as spacing between the buildings, and
placement of the buildings in relation to the side lot lines, as well as specific landscape
materials. The proposed development includes required elements such as rafter tails,
large and small window types, multiple offsetting planes and horizontal shiplap clapboard
siding. The project orients the structures both on a northerly axis and northeasterly axis
similar to the placement of the original structures. The development’s bulk and scale are
addressed through incorporation of the above referenced elements, as well as through site
planning, extensive use of offsetting planes, varied roof forms and extensive use of the
identified design features that recall the original cottages. The only Architectural
Character Defining Element not completely incorporated, the projecting floors with
decorative brackets, is omitted because of its inconsistency with the requirement of the
planned district regulations. However, the element is functionally implemented through
the incorporation of decorative brackets at decks and under bay windows.

As the project implements the applicable goals and recommendations of the community
plan and the requirements of the Land Development Code, the proposed development
will not adversely affect the applicable land use plan.

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

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A

of the La Jolla Planned District and designated as Community Commercial within the La

Jolla Community Plan.

The portion of the site proposed for development was previously improved with four
residential units which were demolished. This action would re-establish the ground floor
residential use that previously existed on the site. The development would be compatible
with other uses in the immediate area which include commercial and retail along Prospect
Street, and commercial and residential along Coast Boulevard.

The permit controlling the development contains specific conditions addressing the
project compliance with the City’s codes, policies, regulations and other regional, state,
and federal regulations to prevent detrimental impacts to the health, safety and general
welfare of person s residing and/or working in the area. Further, a project specific
Geotechnical Report addresses the proximity of a sensitive coastal bluff and recommends
specific setbacks that the project incorporates. Conditions of approval require
compliance with several operational constraints and development controls, including,
without limitation, parking, stormwater management, landscaping, geotechnical and use,
the review of all construction plans by professional staff to determine construction will
comply with all regulations and the inspection of construction to assure construction
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permits are implemented in accordance with the approved plans and that the final
construction will comply with all regulations. The conditions of approval and
compliance with applicable laws will assure that the proposed development will not be
detrimental to the public health, safety, and welfare.

The proposed development will comply with the regulations of the Land
Development Code.

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The proposed development complies with regulations of the Land Development Code
including building height, floor area ratio, setbacks and coverage. The project includes
deviations to the ground floor use and driveway regulations. Zone 1A of the Planned
District imposes limits on the location and quantity of residential uses on this site, and the
Planned District and the city-wide parking regulations limits the number of curb cuts and
requires 150 feet of distance from one driveway to another. These deviations are
supportable through the issuance of a Planned Development Permit. Reference Planned
Development Findings No. 3 for additional information.

The project is consistent with the environmentally sensitive lands regulations and the
Coastal Bluffs and Beaches Design Guidelines regulating Coastal Bluffs. The project is
consistent with ESL regulations for coastal bluff properties, including the referenced
Coastal Bluff and Beaches Design Guidelines and, the La Jolla Community Plan’s
policies pertaining to Coastal Bluffs. Specifically, the regulations, guidelines and plan
recommendations include the requirement for setbacks from a bluff edge, effective
drainage of surface water, prohibition of erosion control devices and, maintenance of the
natural character of the bluff face. The geotechnical report submitted for the project
established that the “edge of bluff” is located off-site within the Coast Boulevard right of
way at the location of the sea cave and recommends that the project maintain a 25 foot
bluff setback as required by the Land Development Code. The development will not
encroach within this required bluff setback. Only native or other drought tolerant plant
species shall be used in landscaped areas in order to minimize irrigation requirements and
reduce potential slide hazards due to overwatering of the coastal bluffs. The project
proposes a plant palette with drought tolerant, native and non-native species. All
required landscaping will be irrigated with an automatic, below-grade system featuring
drip and/or low precipitation heads and rain sensor shutoff device.

The proposed development, with the imposition of the conditions of approval and as a

result of compliance with applicable laws, complies with all the regulations of the Land
Development Code.

Page 9 of 21



ATTACHMENT 5

Site Development Permit - Supplemental Findings - Section 126.0504

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 to construct three detached residences (two 3-story and one 2-story,

with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The structures are proposed within an area that is previously disturbed. Although the site
is mapped as an environmentally sensitive land — Coastal Bluff, the site is developed and
disturbed and does not contain natural land features typical of sites mapped as such.

The proposed homes have been sited in the same approximate location as previously
existing structures that were demolished in the 1990s. The project required the
preparation of a geotechnical report which has been reviewed and accepted by staff. The
report entitled, Updated Geotechnical Investigation Report, Coast Boulevard
Townhomes, 1241-1247 Coast Boulevard, La Jolla, California, prepared by Christian
Wheeler Engineering, dated January 12, 2012 (their project no. 2100512.04), analyzed
the suitability of the design and siting of the proposed development.

A coastal bluff is present north of the site along the north side of Coast Boulevard. A sea
cave locally known as “Cook’s Crack” is located adjacent to the northwest corner of the
site beneath Coast Boulevard. Typically, a coastal bluff edge is located at the top of the
bluff face; however, when sea caves are present the coastal bluff edge is taken as the
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vertical projection of the sea cave. The geotechnical report established that the “edge o

e
bluff” is located off-site within the right of way and recommends that the project
maintain a 25 foot setback from the coastal bluff edge pursuant to the Land Development

Code.

Due to factors such as the site’s location, the existing improvements, the presence of
Coast Boulevard between the site and the bluff, the 25 foot setback from the sea cave and
the geologic conditions, the report concluded that there are no geotechnical conditions
that would preclude the construction of the proposed structures. The project is consistent
with environmentally sensitive lands regulations for Coastal Bluff properties, including
the referenced Coastal Bluff and Beaches Design Guidelines, and the La Jolla
Community Plan’s policies pertaining to Coastal Bluffs. Specifically, the regulations,
guidelines and plan recommendations include the requirement for setbacks from a bluff
edge, effective drainage of surface water, prohibition of erosion control devices, and
maintenance of the natural character of the bluff face. The proposed development, with
the imposition of the conditions of approval and as a result of compliance with applicable
laws, complies with all of the applicable environmentally sensitive lands
regulations/guidelines and is consistent with the community plan recommendations.
Therefore, the site is physically suitable for the design and siting of the proposed
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development and the development will result in minimum disturbance to environmentally
sensitive lands.

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 to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The site is developed with existing commercial buildings and the area proposed for
construction is previously disturbed. The site does not contain natural land forms.

The site is located within Geology Hazard Zone 43 (generally unstable, unfavorable
bedding plans, high erosion, moderate risk to development) and Geology Hazard 53
(level or sloping, unfavorable geologic structure, low to moderate risk to development).
A geotechnical report prepared for the project, entitled Updated Geotechnical
Investigation Report, Coast Boulevard Townhomes, 1241-1247 Coast Boulevard, La
Jolla, California, prepared by Christian Wheeler Engineering, dated January 12, 2012
(their project no. 2100512.04), concluded that with proper engineering design and
utilization of standard construction practices, any potential impacts from
local/regional/geologic hazards would be less than significant. The project has been
properly designed, and must comply with the applicable conditions of approval and
regulations during construction permitting, development and operation. Thus, the project
will not result in undue risk from geologic and erosional forces.

A Water Quality Technical Report was prepared for the project entitled Water Quality
Technical Report (WQTR) Green Dragon Colony & Townhomes, dated 2012. The report
concluded that the project would not substantially increase flow rates or volumes from
existing conditions and existing drainage patterns would remain significantly the same.
Permit conditions also require a Water Pollution Control Plan and a Best Management
Practices Maintenance Agreement to be reviewed and approved by the City Engineer in
order to meet the City's Storm Water Standards and ongoing permanent BMP
maintenance prior to construction permit issuance.

The site is not within a 100-year flood hazard area, nor is it mapped as being within a
Very High Fire Hazard Zone. The site is not located adjacent to native or naturalized
vegetation. As such, a Brush Management Program is not required for the proposed
development. The Land Development Code states that only native or other drought
tolerant plant species shall be used in landscaped areas in order to minimize irrigation
requirements and reduce potential slide hazards due to overwatering of the coastal bluffs.
The project proposes a plant palette which includes both native and non-native species,
all of which are drought tolerant. In addition, all required landscaping shall be irrigated
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with an automatic, below-grade system featuring drip and/or low precipitation heads and
rain sensor shutoff device.

Therefore, 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 proposed development will be sited and designed to prevent adverse impacts on
any adjacent environmentally sensitive lands.

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The site is mapped as containing environmentally sensitive lands in the form of a
sensitive coastal bluff. The adjacent sites are also mapped as sensitive coastal bluff. The
project would be developed entirely within a previously disturbed portion of the subject
privately owned property. A Mitigated Negative Declaration was prepared for the project
and, with the imposition of the proposed mitigation measures, the analysis reflects that
the project will not result in potentially significant impacts. The project has been
designed in accordance with and is required to comply with the above referenced
Geotechnical Report, the project conditions of approval and the applicable regulations.
As discussed elsewhere in these findings and as shown in the applicable project reports
and plans, the project was also designed to comply with applicable stormwater, grading
and water quality requirements and the conditions of approval and applicable laws
require compliance with the same during project permitting, construction, and operation.
Therefore, the proposed development will be sited and designed to prevent adverse

impacts on any adjacent environmentally sensitive lands.

The proposed development will be consistent with the City of San Diego’s Muitiple
Species Conservation Program (MSCP) Subarea Plan.

The project proposes the construction of three detached single family residences on a site
developed with existing commercial buildings. The area proposed for construction is
previously disturbed. The project site is not located on or adjacent to lands mapped as
the Multiple Habitat Planning area. Therefore, the proposed development is not subject
to and is consistent with the City of San Diego’s Multiple Species Conservation Program
Subarea Plan.

The proposed development will not contribute to the erosion of public beaches or
adversely impact local shoreline sand supply.

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
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of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The project proposes the construction of three detached single family residences on a site
developed with existing commercial buildings. The site fronts on Coast Boulevard and is
located across the street from the bluffs above the Pacific Ocean. The project would be
developed entirely within privately owned property. Because of required compliance
with the conditions of approval and applicable regulations relating to issues such as
grading, erosion and stormwater management, the project would not contribute to the
erosion of public beaches or adversely impact local shoreline sand supply.

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 to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

Development will occur within a previously disturbed portion of the property. A
Mitigated Negative Declaration was prepared for the project in accordance with CEQA.

The Mitigated Negative Declaration discloses that development of the project has the
potential to directly impact archaeological and paleontological resources as the site is
underlain with potentially sensitive soils. A total of 4,600 cubic yards of cut to a

maximum depth/cut of approximately 33 feet would occur for site preparation and for the
construction of the basements. The prgjpnf exceeds the cubic vard and denth threshold
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criteria under the California Environmental Quality Act (CEQA) and therefore
paleontological monitoring is required. Although the cultural resources within the project
area do not meet the criteria for significance under CEQA or the City’s Historical
Resources Guidelines, mitigation measures have been incorporated which require that
qualified archaeologist and Native American monitors be present during on-site grading
activities. Both monitoring programs establish requirements prior to, during and after
applicable construction activities occur. Implementation of the Mitigation, Monitoring
and Reporting program as outlined in Section V of the MND will reduce potential
impacts to Historical Resources (archaeological) and Paleontology to below a level of
significance. In addition, as disclosed elsewhere in these findings, the project must
comply with the other relevant conditions of approval and all applicable City, state and
federal regulations. No potentially significant impacts to sensitive coastal resources
would result from the project and therefore, no mitigation measures are required. As
such, 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.
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Planned Development Permit - Section 126.0604

1.

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

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The proposed project is consistent with the Community Commercial land use designation
which allows commercial/retail and residential developments. The Commercial Land
Use Element of the plan recommends to: “maintain a diversified, yet balanced land use
pattern which includes providing adequate levels of commercial retail services,
residential development within existing commercial areas ...” The site has existing
commercial uses fronting both streets. The inclusion of residential use on this portion on
the site results in a mixed-use development. The commercial uses on the site total
approximately 21,000 square feet of restaurants, retail and office uses.

The Residential Element of the Community Plan recommends to “maintain and enhance
the existing neighborhood character and ambiance, and promote good design and visual
harmony in the transitions between new and existing structures through the preservation
of the following elements: bulk and scale as viewed from the public right-of-way and
from parks and open space.” The project would contribute to the community character
on Coast Boulevard with the inclusion of the three new homes in the proposed style. The
proposed homes are compatible with the existing on site developments which include the
four commercial establishments. The commercial buildings were designed by Robert
Mosher, FAIA, between the 1940s and 1980s following the design elements of the original
cottages. These elements included distinctive roofs, broad eaves and detailed carpentry.
The placement of the three proposed homes would follow the natural terrain and are
scaled down to relate proportionately to the existing structures adjacent to the proposed
development which include the on-site Goldfish Cafe and the adjacent Brockton Villa
restaurants. The surrounding developments along Coast Boulevard include the adjacent
office uses and retail uses and residential developments within multi-story buildings.

The Residential Element also recommends regulating the scale of new developments by
applying minimum side and rear yard setback requirements that separate structures from
adjacent properties in order to prevent a wall effect along the street face as viewed from
the public right-of-way. The project complies with the setback regulations of the zone
and incorporates interior side yards. The Residential Element further 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 design for the previously disturbed site complies
through features such as the stepping of the structures down the sloping lot, varied
building heights and offsetting planes and the incorporated character defining elements
that evoke the homes previously located on the site.
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Appendix G, Coastal Access Subarea Maps of the Community Plan, page 167, identifies
the site as having an “alternative pedestrian access” with Coast Boulevard identified as
having a “scenic blufftop walkway.” The project would construct a new public walkway
through the site from Prospect Street to Coast Boulevard, which will serve as a second
public accessway as conditioned by the 1992 State-issued CDP No. A-6-L.JS-91-168-R-
A2. The State CDP was issued after the demolition of four, previously existing historical
cottages and included specific conditions of approval as mitigation for the loss of the
historic buildings, including the provision for public access through the site. The public
access proposed is a new four-foot wide staircase on Lot 30, between the Gables and Jack
O’Lantern buildings, leading from an entry on Coast Boulevard to an entry at Prospect
Street. Views of the ocean and coast will exist from this walkway.

There is an existing public access staircase on the site within Lot 32, adjacent to a
restaurant as conditioned by a 2002, State-issued CDP Nos. F8945-A1 and F8945-A2, for
the former Chart House restaurant remodel (currently Eddie Vs). This public accessway
would remain unaltered. As conditioned by the Chart House Remodel CDP, access to
this stairway is open from 8:00 A.M. to sunset daily and signage is installed on the site to
alert the public of this amenity.

Subarea D: “Coast Walk - Visual Access” of the plan identifies the subject site as having
a “high potential” for visual access in a commercial development (page 169). The
proposed residences would be constructed entirely within private property and located
down slope on the opposite side of Coast Boulevard from the ocean. The residences
would be located below the visual site line for public views from Prospect Street and
would not block any public views to or along the ocean.

The Heritage Resources Element of the plan recommends protecting sites with significant
archaeological, architectural and historical value within the residential and commercial
areas of La Jolia for their scientific, education and heritage values. The portion of the site
to be developed was previously improved with four cottages constructed in the early
1900’s known as the “Green Dragon Colony.” The entire site was designated as a
historical resource in 1973 (Historical Resources Site # 84) and in 1986, the designation
was expanded to include the four original cottages (circa 1894). These cottages were
demolished in 1991 pursuant to City-issued approvals and subsequently authorized by the
1992 California Coastal Commission CDP following settlement of litigation. Only a
portion of the subject property (the previous location of the four cottages) is the subject
of that State-issued CDP. The State-issued 1992 CDP imposed special conditions of
approval and a deed restriction for the future development of the site, as mitigation for
the loss of the historic structures, that outlined certain historic character-defining
elements to be incorporated into a future development proposal to the maximum extent
feasible.

The project has been designed to incorporate the specific architectural and design
elements. These include site design features such as spacing between the buildings, and
placement of the buildings in relation to the side lot lines, as well as specific landscape
materials. The proposed development includes required elements such as rafter tails,
large and small window types, multiple offsetting planes and horizontal shiplap clapboard
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siding. The project orients the structures both on a northerly axis and northeasterly axis
similar to the placement of the original structures. The development’s bulk and scale are
addressed through incorporation of the above referenced elements, as well as through site
planning, extensive use of offsetting planes, varied roof forms and extensive use of the
identified design features that recall the original cottages. The only Architectural
Character Defining Element not completely incorporated, the projecting floors with
decorative brackets, is omitted because of its inconsistency with the requirement of the
planned district regulations. However, the element is functionally implemented through
the incorporation of decorative brackets at decks and under bay windows.

As the project implements the applicable goals and recommendations of the La Jolla
Community Plan, the proposed development will not adversely affect the applicable land
use plan.

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

The project proposes to construct three detached residences (two 3-story and one 2-story,
with basement garages) on a 0.91-acre site that is developed with existing commercial
buildings. The site is located at 1241, 1245 and 1249 Coast Boulevard, zoned Zone 1A
of the La Jolla Planned District and designated as Community Commercial within the La
Jolla Community Plan.

The portion of the site proposed for development was previously improved with four
residential units which were demolished. This action would re-establish the ground floor
residential use that previously existed on the site. The development would be compatible
with other uses in the immediate area which include commercial and retail along Prospect
Street, and commercial and residential along Coast Boulevard.

The permit controlling the development contains specific conditions addressing the
project compliance with the City’s codes, policies, regulations and other regional, state,
and federal regulations to prevent detrimental impacts to the health, safety and general
welfare of person s residing and/or working in the area. Further, a project specific
Geotechnical Report addresses the proximity of a sensitive coastal bluff and recommends
specific setbacks that the project incorporates. Conditions of approval require
compliance with several operational constraints and development controls, including,
without limitation, parking, stormwater management, landscaping, geotechnical and use,
the review of all construction plans by professional staff to determine construction will
comply with all regulations and the inspection of construction to assure construction
permits are implemented in accordance with the approved plans and that the final
construction will comply with all regulations. The conditions of approval and
compliance with applicable laws will assure the continued health, safety and general
welfare of persons residing or working in the area.

The proposed development will comply with the regulations of the Land

Development Code including any propesed deviations pursuant to Section
126.0602(b)(1) that are appropriate for this location and will result in a more
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desirable project than would be achieved if designed in strict conformance with the
development regulations of the applicable zone, and any allowable deviations that
are otherwise authorized pursuant to the Land Development Code.

The project proposes to construct three detached, residences (two 3-story and one 2-story,
each with basement garages) on a double-fronted, 0.91-acre site that is developed with
existing commercial buildings (one on Coast Boulevard and three on Prospect Street).
The developed commercial/retail portion of the site encompasses 72 percent while the
remaining 28 percent consists of the disturbed, previously developed land fronting on
Coast Boulevard that is proposed for the three new homes. The project incorporates
deviations to the use and driveway regulations as allowed with a Planned Development
Permit.

The purpose and intent of the Planned Development Permit Ordinance is to allow
flexibility in the application of development regulations for projects where strict
application of the base zone development regulations would restrict design options and
result in a less desirable project. The intent of the Planned Development Permit
regulations is to accommodate, to the greatest extent possible, an equitable balance of
development types, intensities, styles, site constraints, project amenities, public
improvements, and community and City benefits.

The portion of the site to be developed was previously improved with four cottages
constructed in the early 1900°s known as the “Green Dragon Colony.” The entire site
was designated as a historical resource in 1973 (Historical Resources Site # 84) and in
1986, the designation was expanded to include the four original cottages (circa 1894).
These cottages were demolished in 1991 pursuant to City-issued approvals and
subsequently authorized by the 1992 California Coastal Commission CDP No. A-6-LJS-
91-168-R-A2. The State-issued CDP imposed special conditions of approval and a deed
restriction for the future development of the site, as mitigation for the ioss of the historic
structures, that outline certain historic character-defining elements to be incorporated into
a future development proposal to the maximum extent feasible.

The proposed deviations that are implemented into the project design are appropriate for
this location and would result in a more desirable project.

Ground Floor Residential — The project incorporates a deviation to allow ground floor
residential, not ground floor retail, on a portion of the front 50 percent of the lot fronting
on Coast Boulevard. Land Development Code sections 159.0306(a) and 159.0306(c)
require that (a) retail uses account for a minimum of 50 percent of the gross ground floor
area; (b) 75 percent of a structure’s street frontage length be dedicated to retail; and (c) a
project not include residential uses within the front 50 percent of a lot. This deviation
request relates to a 0.28-acre portion of the 0.91-acre property that is proposed for
development.

The purpose and intent of Zone 1A is to encourage retail, mixed use and visitor oriented
uses in the core of La Jolla characterized by high levels of pedestrian activity. Standards
for this zone are designed to maintain pedestrian scale and continuity. Residential use is
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allowed up to 29 dwelling units per acre. The property currently contains retail and
commercial establishments along Prospect Street and Coast Boulevard totaling
approximately 21,000 square feet. The Coast Boulevard frontage already includes
restaurant and commercial uses within 75 linear feet of non-residential structures. The
existing non-residential uses are not eliminated by the proposed project. With the
proposed residential development, 76% of the ground floor area of the .91-acre project
site will still be in retail/commercial use as contemplated by the PDO. The project will
also maintain commercial frontage along 100% of Prospect Street and 28% of Coast
Boulevard.

The project returns the portion of the property proposed for development to its historic
residential character. Adding ground floor retail space along Coast Boulevard would be
inconsistent with the historic use. The provision of retail development along Coast
Boulevard would also result in a less desirable project because it would generate more
traffic and because there is a limited ability to provide the substantial amount of off-street
parking required for a retail development. The requested deviation to the use regulations
will result in a more desirable project than would be achieved if designed in strict
conformance with those development regulations.

Driveways — The second deviation would allow the construction of three new driveways
along Coast Boulevard. Land Development Code section 142.0560 and Appendix D. 3 of
the La Jolla Planned District Ordinance allows one driveway per 100 feet of street
frontage and 150 feet linear distance between driveways. The project proposes a total of
four driveways (three proposed, one existing), with less than 150 feet between. The site
contains 266 linear feet of frontage on Coast Boulevard allowing a total of two

driveways. The property contains an existing curb cut for the commercial establishment
on Coast Boulevard. The project would provide 28°-0”, 32°-7” and 66°-1” between each
driveway, proposed and existing.

The three additional driveways would provide access to the required off-street parking,
including guest parking for each unit. A total of 12 off-street parking spaces are provided
where 9 are required. One of the purposes of the driveway and curb cut distance
regulations is to retain existing on-street parking for public use. Because of the existing
fire lane, only two of the properties four driveways would be located in an area with
existing on-street parking. The development’s driveway design has been spaced, and re-
stripping of on-street parking is proposed, such that the project will not result in a net loss
of on-street parking spaces.

Alternative Concept Designs Analysis — An analysis of the requested use and driveway
deviations included a review of alternative designs that incorporated ground floor
commercial. The analysis demonstrates that introducing additional commercial uses on
the ground floor of the proposed residences would potentially: 1. Be inconsistent with
the requirement to recall the historic and architectural elements of the former cottages;

2. Result in a reduction in stories and square footage of the residences; 3. Likely require a
deviation to the parking requirement for commercial uses and, 4. Increase daily traffic
generated on Coast Boulevard. Lastly, the purpose of the 1992 State-issued CDP and
deed restriction was in part, to ensure that the identified design elements of the former
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cottages would be incorporated into any new development to achieve the scale and
character of the former residential uses.

Strict compliance with the driveway regulations would require the design option of
providing one shared driveway for the development. Due to the steep grade of Coast
Boulevard adjacent to the site, the right of way descends approximately one story in
elevation at the location of each proposed residence, the one shared driveway would need
to be at the lowest level on the westerly portion of the property. Such a design would
lead to a large garage with interior drive aisles and added circulation for the vehicles,
deeper elevator and stair access. A garage of this design would change the character of
the development on the site by introducing a large-scale foundation and garage elements,
with a large garage entrance and two-way driveway opening. This would be in conflict
with the requirement to incorporate architectural detailing and scale that recalls the
historic character of the site. At 22 feet wide, the required two-way driveway necessary
to serve such an alternative design would also be the approximate width of two of the
proposed residential driveways.

The alternative design options and the associated parking analysis for a development that
included commercial uses, support the finding that the proposed development will result
in a more desirable project at this location than would be achieved if designed by strict
compliance with the Land Development Code.

Site Constraints -The project site contains several constraints that limit design options.
The property is subject to the provisions of the 1992 State-issued CDP (CDP Nos. A-6-
LJS-91-168R and CDP A-6-L.JS-91-168R - A-2) which includes special conditions, deed
restrictions and a covenant for the future development of the site. These provisions
include site design features and elements that must be incorporated into the project
design, such as the placement and spacing between buildings, architectural elements and
the provision for public access through the site to the greatest extent feasible. The
property is a steeply sloping, irregular shaped parcel, with double frontage, located along
the curvature of the Coast Boulevard public right-of-way and adjacent to a sea cave. The
site does not have alley access. The developable area is limited in depth due to the steep
topography. Coast Boulevard slopes downward from Prospect Street and descends in
grade approximately 20 feet in height adjacent to the site. Coast Boulevard is also a
narrow, single lane street containing a 9-foot wide fire lane. These entitlements,
encumbrances, and physical features of the property and the right of way create site
constraints and limit design options.

Planned Development Permit General/Supplemental Regulations Analysis - The
development complies with all of the regulations of the zone, including building height,
building setbacks, floor area ratio and parking, with the exception of the two requested
deviations discussed herein. The Planned Development Permit Ordinance contains
general development and supplemental regulations for developments to ensure
comprehensive planning principles are applied in conjunction with the required findings.
These include the following:

e  Parking areas and access drives should avoid conflicts
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e  Development design should demonstrate the relationship between on site an
off site developments

e The project should be consistent with the neighborhood scale as represented
by the dominant development pattern in the surrounding area

e Buildings should be well integrated into and relate to the natural site features

e Buildings should avoid repetitious development patterns and overwhelming
or dominating appearances

e  Visual appearance should be enhanced

The development incorporates all of the applicable general and supplemental
development regulations of the Planned Development Permit Ordinance. Parking areas
are proposed on site within basement garages and the project will not result in a net loss
of on-street parking. The buildings have been designed to step down with the sloping lot,
be consistent with the required architectural elements and scale as identified in the
Character Defining Elements approved by the Coastal Commission, and complement the
design elements of the existing structures on site. Surrounding developments are
residential, commercial and hotel uses of varying heights, styles, setbacks and stories.
The project avoids a repetitious and dominating appearance through the incorporation of
different architectural styles, varied setbacks and heights and different building
orientations that will cause the project to be consistent with the neighborhood scale. The
project would visually enhance the site through the replacement of a disturbed site with
the new, well designed buildings, landscaped areas and site design, and the removal of an
existing overheight retaining wall located along the Coast Boulevard frontage.

The design as proposed results in a more desirable project as it is adding housing stock
and reestablishing the diversified and balanced land use pattern that historically existed
on the site. The project also reflects the historical character of the early 20th century
cottages, as mandated by the Coastal Commission. The proposed development
implements objectives and recommendations of the Coastal Act’s coastal protection and
enhancement strategies. The desired mix of residential and commercial uses identified in
Zone 1A of the PDO and in the land use policies and recommendations of the La Jolla
Community Plan would be achieved due to the current commercial development on site
and the proposed residential units. The project will also provide additional public access
through the site, and preserve public ocean views from the upper, Prospect Street level of
the parcel, consistent with the provisions of the Coastal Act.

The development has been designed around a number of site and other constraints as
described above while incorporating project amenities and community benefits.
Therefore, the proposed development will comply with the regulations of the Land
Development Code including any proposed deviations pursuant to Section
126.0602(b)(1) that are appropriate for this location and will result in a more desirable
project than would be achieved if designed in strict conformance with the development
regulations of the applicable zone; and any allowable deviations that are otherwise
authorized pursuant to the Land Development Code.

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning
Commission, Planned Development Permit No. 1067766, Coastal Development Permit

Page 20 of 21



ATTACHMENT 5

No. 799592, and Site Development Permit No. 1343059 is hereby GRANTED by the Planning
Commission to the referenced Owner/Permittee, in the form, exhibits, terms and conditions as set
forth in Permit No. Approval Nos. 799592, 1067766 and 1343059, a copy of which is attached
hereto and made a part hereof.

Sandra Teasley
Development Project Manager
Development Services

Adopted on: October 9, 2014
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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

SPACE ABOVE THIS LINE FOR RECORDER'S USE
INTERNAL ORDER NUMBER: 24001283

PLANNED DEVELOPMENT PERMIT NO. 1067766
COASTAL DEVELOPMENT PERMIT NO. 799592
SITE DEVELOPMENT PERMIT NO. 1343059
EAST- CLIFF, GABLES, JACK O’LANTERN - PROJECT NO. 224418
[MMRP]
PLANNING COMMISSION

This Coastal Development Permit, Planned Development Permit and Site Development Permit
Nos. 799592, 1067766 and 1343059, is granted by the Planning Commission of the City of San
Diego to ALLISON-ZONGKER, L.P., A CALIFORNIA LIMITED PARTNERSHIP, Owner
and Permittee, pursuant to San Diego Municipal Code [SDMC] sections 126.0504, 126.0701 and

126.0601. Thp 0.91-acre qite 10 lncated at 1741 1245 and 1248 Coast RoulevardYin Zone 1A of

t
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the LaJ olla Planned District, Coastal Overlay Zone (appealable), Sensitive Coastal Resource
Overlay Zone, Coastal Height Limit Overlay Zone, Parking Impact Overlay Zone, and
Residential Tandem Parking Overlay Zone, within the La Jolla Community Planning area. The
site is legally described as Lots 30, 31 and 32 in Block 59 of La Jolla Park Map No. 352;

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner and Permittee to construct 3 detached single-family residences on a site developed with
existing commercial buildings described and identified by size, dimension, quantity, type, and
location on the approved exhibits [Exhibit “A”] dated October 9, 2014, on file in the
Development Services Department.

The project shall include:

a. Construction of three detached, two and three level single-family residences over
basement garages as follows: The “East-Cliff” residence, 2 bedrooms with 2,267
gross square feet; the “Gables” residence, 3 bedrooms with 2,938 gross square
feet; and the “Jack O’ Lantern” residence, 4 bedrooms with 2,340 gross square
feet. :
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b. Maintain four existing commercial buildings fronting Prospect Street and one
fronting Coast Boulevard totaling 21,150 square feet which would remain
unaltered and are not a part of this Permit;

G Deviations to the development regulations as allowed by the Planned
Development Permit as follows:

i.  To allow the proposed ground floor residential uses along Coast
Boulevard where ground floor retail must be provided for 75 percent of
the structure’s street frontage length and where residential uses are not
allowed within the front 50 percent of the lot.

ii. To construct 3 new driveways along Coast Boulevard, where 1 additional
driveway would be allowed in addition to the existing driveway for
commercial establishment located at 1255 Coast Boulevard, with less than
100 feet between the new driveways, (28°-0”, 32°-7” and 66’-1”) and
where a linear distance of 150 feet is required between each driveway.
The development would contain a total of 4 curb cuts along Coast

Boulevard.
b. Landscaping (planting, irrigation and landscape related improvements);
C. Off-street parking;
d. Public and private accessory improvements determined by the Development

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

STANDARD REQUIREMENTS:

1.  This permit must be utilized within thirty-six (36) months after the date on which all rights
of appeal have expired. If this permit is not utilized in accordance with Chapter 12, Article 6,
Division 1 of the SDMC within the 36 month period, this permit shall be void unless an
Extension 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 [ENTER DATE including the appeal
time].

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

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

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

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

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

7.  Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee
for this Permit to violate any Federal, State or City laws, ordinances, regulations or policies
including, but not limited to, the Endangered Species Act of 1973 [ESA] and any amendments
thereto (16 U.S.C. § 1531 et seq.).

8.  The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is
informed that to secure these permits, substantial building modifications and site improvements

mav be reguired to (‘nmn]v with annlicable building. fire. mechanical. and nlumbino codes. and
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State and Federal d1sab1hty 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 Owner/Permittee of this Permit, is
found or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable,
this Permit shall be void. However, in such an event, the Owner/Permittee shall have the right,
by paying applicable processing fees, to bring a request for a new permit without the “invalid”
conditions(s) back to the discretionary body which approved the Permit for a determination by
that body as to whether all of the findings necessary for the issuance of the proposed permit can
still be made in the absence of the “invalid” condition(s). Such hearing shall be a hearing de
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novo, and the discretionary body shall have the absolute right to approve, disapprove, or modify
the proposed permit and the condition(s) contained therein.

11.  The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents,
officers, and employees from any and all claims, actions, proceedings, damages, judgments, or
costs, including attorney’s fees, against the City or its agents, officers, or employees, relating to
the issuance of this permit including, but not limited to, any action to attack, set aside, void,
challenge, or annul this development approval and any environmental document or decision.
The City will promptly notify Owner/Permittee of any claim, action, or proceeding and, if the
City should fail to cooperate fully in the defense, the Owner/Permittee shall not thereafter be
responsible to defend, indemnify, and hold harmless the City or its agents, officers, and
employees. The City may elect to conduct its own defense, participate in its own defense, or
obtain independent legal counsel in defense of any claim related to this indemnification. In the
event of such election, Owner/Permittee shall pay all of the costs related thereto, including
without limitation reasonable attorney’s fees and costs. In the event of a disagreement between
the City and Owner/Permittee regarding litigation issues, the City shall have the authority to
control the litigation and make litigation related decisions, including, but not limited to,
settlement or other disposition of the matter. However, the Owner/Permittee shall not be required
to pay or perform any settlement unless such settlement is approved by Owner/Permittee.

ENVIRONMENTAL/MITIGATION REQUIREMENTS:

12. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRP]
shall apply to this Permit. These MMRP conditions are hereby incorporated into this Permit by
reference.

13. The mitigation measures specified in the MMRP and outlined in Mitigated Negative

Declaration No. 224418, shall be noted on the construction plans and specifications under the

heading ENVIRONMENTAL MITIGATION REQUIREMENTS.

14. The Owner/Permittee shall comply with the MMRP as specified in Mitigated Negative
Declaration No. 224418, to the satisfaction of the Development Services Department and the
City Engineer. Prior to issuance of any construction permit, all conditions of the MMRP shall be
adhered to, to the satisfaction of the City Engineer. All mitigation measures described in the
MMRP shall be implemented for the following issue areas: Historical and Paleontological
Resources.

AFFORDABLE HOUSING REQUIREMENTS:

15. Prior to the issuance of any building permits, the Owner/Permittee shall comply with the
affordable housing requirements of the City’s Inclusionary Affordable Housing Regulations
(SDMC § 142.1301 et seq.).
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GEOLOGY REQUIREMENTS:

16. The Owner/Permittee shall submit a geotechnical investigation report or update letter that
specifically addresses the proposed construction plans. The geotechnical investigation report or
update letter shall be reviewed for adequacy by the Geology Section of Development Services
prior to the issuance of any construction permit.

17. The Owner/Permittee shall submit an as-graded geotechnical report prepared in accordance
with the City’s “Guidelines for Geotechnical Reports” following completion of the grading. The
as-graded geotechnical report shall be reviewed for adequacy by the Geology Section of
Development Services prior to exoneration of the bond and grading permit close-out.

ENGINEERING REQUIREMENTS:

18. Prior to the issuance of any construction permit, the Owner/Permittee shall assure by
permit and bond the replacement of the existing sidewalk with the same scoring pattern City
standard sidewalk, adjacent to the project site on Coast Boulevard, per Standard Drawings G-7
and G-9, satisfactory to the City Engineer.

19. Prior to the issuance of any construction permit, the Owner/Permittee shall assure by
permit and bond the replacement of the existing curb with City standard curb and gutter, along
the entire project frontage on Coast Boulevard, per Standard Drawings G-2 and SDG-100,
satisfactory to the City Engineer.

20. Prior to the issuance of any construction permit, the Owner/Permittee shall assure by
permit and bond the construction of threel2-foot wide City standard driveways, on Coast
Boulevard, satisfactory to the City Engineer.

21. Prior to the issuance of any construction permit, the Owner/Permittee shall obtain an
Encroachment Maintenance and Removal Agreement for private curb outlet located within Coast
Boulevard right-of-way, satisfactory to the City Engineer.

22. The drainage system for this project shall be private and will be subject to approval by the
City Engineer.

23. Prior to the issuance of any building permits, the Owner/Permittee shall obtain a bonded
grading permit for the grading proposed for this project. All grading shall conform to
requirements in accordance with the City of San Diego Municipal Code in a manner satisfactory
to the City Engineer.

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

Engineer.

25. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any
construction Best Management Practices necessary to comply with Chapter 14, Article 2,
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Division 1 (Grading Regulations) of the Municipal Code, into the construction plans or
specifications.
26. Prior to the issuance of any construction permit, the Owner/Permittee shall submit a Water
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines
in Appendix E of the City’s Storm Water Standards.

27. Prior to the issuance of any construction permit, the Water Quality Technical Report will
be subject to be reviewed and approved by the City Engineer.

LANDSCAPING REQUIREMENTS:

28. Prior to issuance of any engineering permits for grading, construction documents for the
revegetation and hydroseeding of all disturbed land shall be submitted in accordance with the
Landscape Standards and to the satisfaction of the Development Services Department. All plans
shall be in substantial conformance to this permit (including Environmental conditions) and
Exhibit “A,” on file in the Office of the Development Services Department.

29. Prior to issuance of any construction permits for public right-of-way improvements,
complete landscape construction documents for right-of-way improvements shall be submitted to
the Development Services Department for approval. Improvement plans shall show, label and
dimension a 40 square foot area around each tree which is unencumbered by utilities. Driveways,
utilities, drains, water and sewer laterals shall be designed so as not to prohibit the placement of
street trees.

30. Inthe event that a foundation only permit is requested by the Permittee or subsequent
Owner, a site plan or staking layout plan shall be submitted identifying all landscape areas
consistent with Exhibit “A.” Landscape Development Plan, on file in the Office of the

Development Services Department. These landscape areas shall be clearly identified with a
distinct symbol, noted with dimensions and labeled as “landscaping area.”

31. Prior to issuance of any construction permits for buildings complete landscape and
irrigation construction documents consistent with the Land Development Manual Landscape
Standards shall be submitted to the Development Services Department for approval. The
construction documents shall be in substantial conformance with Exhibit ‘A,” Landscape
Development Plan, on file in the Office of the Development Services Department. Construction
plans shall provide a 40 square foot area around each tree which is unencumbered by hardscape
and utilities as set forth under LDC 142.0403(b)5.

32. The Owner/Permittee shall be responsible for the maintenance of all landscape
improvements shown on the approved plans, including in the right-of-way, consistent with the
Land Development Manual - Landscape Standards unless long-term maintenance of said
landscaping will be the responsibility of a Landscape Maintenance District or other approved
entity. Landscaping within the established View Corridor shall be maintained so as to preserve
public views.
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33. All required landscape shall be maintained in a disease, weed and litter free condition at all
times. Severe pruning or “topping” of trees is not permitted unless specifically noted in this
Permit.

34. 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.

TRANSPORTATION REQUIREMENTS:

35. No fewer than 9 (12 are provided) off-street parking spaces shall be permanently
maintained on the property within the approximate location shown on the project’s Exhibit “A.”
Further, all on-site parking stalls and aisle widths shall be in compliance with requirements of the
City’s Land Development Code, and shall not be converted and/or utilized for any other purpose,
unless otherwise authorized in writing by the Development Services Department Director.

36. No more than three additional 12-foot wide driveway curb cuts shall be constructed along
the project frontage as shown in Exhibit A, provided no net on-street automobile parking is lost,
and the parallel/angle parking spaces directly across from the fronting property, along Coast
Boulevard, are modified by the applicant, as shown on Exhibit A, satisfactory to the City
Engineer.

PLANNING/DESIGN REQUIREMENTS:

37. A topographical survey conforming to the provisions of the SDMC may be required if it is
determined, during construction, that there may be a conflict between the building(s) under

construction and a condition of this Permit or a regulation of the underlying zone. The cost of
any such survey shall be borne by the Owner/Permittee.

38. All signs associated with this development shall be consistent with sign criteria established
by the City-wide sign regulations.

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:

39. Prior to the issuance of any building permits, the Owner/Permittee shall apply for a
plumbing permit for the installation of appropriate private back flow prevention device(s), on
each water service (domestic, fire and irrigation), in a manner satisfactory to the Director of
Public Utilities and the City Engineer.

40. Prior to the issuance of any building permits, the Owner/Permittee shall apply for a
plumbing permit for the installation of appropriate private back flow prevention device(s), on
each water service (domestic, fire and irrigation), in a manner satisfactory to the Director of
Public Utilities and the City Engineer.
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41. Prior to the issuance of any certificates of occupancy, all public water and sewer facilities
shall be complete and operational in a manner satisfactory to the Director of Public Utilities and
the City Engineer.

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

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.

e 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.

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

APPROVED by the Planning Commission of the City of San Diego on October 9, 2014 and
[Approved Resolution Number].
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Permit Type/PTS Approval No.: CDP NO. 799592/PDP NO.
1067766/SDP NO. 1343059.
Date of Approval: October 9, 2014

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES
DEPARTMENT

Sandra Teasley
Development Project Manager

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

ALLISON-ZONGKER, L.P., A CALIFORNIA LIMITED PARTNERSHIP
Owner/Permittee

By

NAME
TITLE

NOTE: Notary acknowledgments

must be attached per Civil Code
section 1189 et seq.
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PLANNING COMMISSION RESOLUTION NO. PC-(to be filled in)

ADOPTED ON (to be filled in)

WHEREAS, on November 3, 2010, ALLISON-ZONGKER, A CALIFORNIA
GENERAL PARTNERSHIP, submitted an application to Development Services Department for
a Planned Development Permit No. 1067766, Coastal Development Permit No. 799592 and Site
Development Permit No. 1343059, and for the East-Cliff, Gables & Jack O’Lantern (Project);
and

WHEREAS, the matter was set for a public hearing to be conducted by the Planning
Commission of the City of San Diego; and

WHEREAS, the issue was heard by the Planning Commission on October 9, 2014; and

WHEREAS, the Planning Commission considered the issues discussed in Mitigated
Negative Declaration No. 224418 (Declaration) prepared for this Project; NOW THEREFORE,

BE IT RESOLVED, by the Planning Commission that it is certified that the Declaration
has been completed in compliance with the California Environmental Quality Act of 1970
(CEQA) (Public Resources Code Section 21000 et seq.), as amended, and the State CEQA
Guidelines thereto (California Code of Regulations, Title 14, Chapter 3, Section 15000 et seq.),
that the Declaration reflects the independent judgment of the City of San Diego as Lead Agency
and that the information contained in said Declaration, together with any comments received
during the public review process, has been reviewed and considered by the Planning

Commission in connection with the approval of the Project.

BE IT FURTHER RESOLVED, that the Planning Commission finds on the basis of the

entire record that project revisions now mitigate potentially significant effects on the
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environment previously identified in the Initial Study, that there is no substantial evidence that
the Project will have a significant effect on the environment, and therefore, that said Declaration

is hereby adopted.

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081.6, the Planning
Commission hereby adopts the Mitigation Monitoring and Reporting Program, or alterations to
implement the changes to the Project as required by this Hearing Officer in order to mitigate or

avoid significant effects on the environment, which is attached hereto as Exhibit A.

BE IT FURTHER RESOLVED, that the Declaration and other documents constituting
the record of proceedings upon which the approval is based are available to the public at the

office of the Development Services Department, 1222 First Avenue, San Diego, CA 92101.

BE IT FURTHER RESOLVED, that Development Services staff is directed to file a
Notice of Determination with the Clerk of the Board of Supervisors for the County of San Diego

regarding the Project.

By:

Sandra Teasley
Development Project Manager

ATTACHMENT(S): Exhibit A, Mitigation Monitoring and Reporting Program
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EXHIBIT A
MITIGATION MONITORING AND REPORTING PROGRAM

PLANNED DEVELOPMENT PERMIT NO. 1067766
COASTAL DEVELOPMENT PERMIT NO. 799592
SITE DEVELOPMENT PERMIT NO. 1343059

PROJECT NO. 224418

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public
Resources Code Section 21081.6 during implementation of mitigation measures. This program
identifies at a minimum: the department responsible for the monitoring, what is to be monitored,
how the monitoring shall be accomplished, the monitoring and reporting schedule, and
completion requirements. A record of the Mitigation Monitoring and Reporting Program will be
maintained at the offices of the Entitlements Division, 1222 First Avenue, Fifth Floor, San
Diego, CA, 92101. All mitigation measures contained in the Mitigated Negative Declaration
No. 224418 shall be made conditions of Coastal Development Permit No. 79952, Site
Development Permit No. 1343059, and Planned Development Permit No. 1067766, as may be
further described below.

A. GENERAL REQUIREMENTS - PART I
Plan Check Phase (prior to permit issuance)

1.

b
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Prior to the issuance of a Notice To Proceed (NTP) for a subdivision, or any
construction permits, such as Demolition, Grading or Building, or beginning any
construction related activity on-site, the Development Services Department (DSD)

Director’s Environmental Designee (ED) shall review and approve all Construction
Documents (Fn\ (plans, specification, details, etc.) to ensure the MMRP
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requirements are mcorporated into the design.

. In addition, the ED shall verify that the MMRP Conditions/Notes that apply ONLY

to the construction phases of this project are included VERBATIM, under the
heading, “ENVIRONMENTAL/MITIGATION REQUIREMENTS.”

. These notes must be shown within the first three (3) sheets of the construction

documents in the format specified for engineering construction document templates
as shown on the City website:

http://www.sandiego.gov/development-services/industry/standtemp.shtml

The TITLE INDEX SHEET must also show on which pages the
“Environmental/Mitigation Requirements” notes are provided.

SURETY AND COST RECOVERY - The Development Services Director or City
Manager may require appropriate surety instruments or bonds from private Permit
Hoiders to ensure the long term performance or implementation of required
mitigation measures or programs. The City is authorized to recover its cost to offset
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the salary, overhead, and expenses for City personnel and programs to monitor
qualifying projects.

B. GENERAL REQUIREMENTS —~PART II
Post Plan Check (After permit issuance/Prior to start of construction)

1.

PRE CONSTRUCTION MEETING IS REQUIRED TEN (10) WORKING
DAYS PRIOR TO BEGINNING ANY WORK ON THIS PROJECT. The
PERMIT HOLDER/OWNER is responsible to arrange and perform this meeting by
contacting the CITY RESIDENT ENGINEER (RE) of the Field Engineering Division
and City staff from MITIGATION MONITORING COORDINATION (MMC).
Attendees must also include the Permit holder’s Representative(s), Job Site
Superintendent and the following consultants:

Qualified Paleontologist
Qualified Archaeologist

Note: Failure of all responsible Permit Holder’s representatives and consultants
to attend shall require an additional meeting with all parties present.

CONTACT INFORMATION:

a) The PRIMARY POINT OF CONTACT is the RE at the Field Engineering
Division — 858-627-3200

b) For Clarification of ENVIRONMENTAL REQUIREMENTS, it is also required to
call RE and MMC at 858-627-3360

2. MMRP COMPLIANCE: This Project, Project Tracking System (PTS) 224418, shall

conform to the mitigation requirements contained in the associated Environmental
Document and implemented to the satisfaction of the DSD’s Environmental Designee
(MMC) and the City Engineer (RE). The requirements may not be reduced or
changed but may be annotated (i.e. to explain when and how compliance is being met
and location of verifying proof, etc.). Additional clarifying information may also be
added to other relevant plan sheets and/or specifications as appropriate (i.e., specific
locations, times of monitoring, methodology, etc

Note: Permit Holder’s Representatives must alert RE and MMUC if there are
any discrepancies in the plans or notes, or any changes due to field conditions.
All conflicts must be approved by RE and MMC BEFORE the work is
performed.

3. OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other
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agency requirements or permits shall be submitted to the RE and MMC for review
and acceptance prior to the beginning of work or within one week of the Permit
Holder obtaining documentation of those permits or requirements. Evidence shall
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include copies of permits, letters of resolution or other documentation issued by the
responsible agency.

Not Applicable

4. MONITORING EXHIBITS: All consultants are required to submit, to RE and
MMC, a monitoring exhibit on a 11x17 reduction of the appropriate construction
plan, such as site plan, grading, landscape, etc., marked to clearly show the specific
areas including the LIMIT OF WORK, scope of that discipline’s work, and notes
indicating when in the construction schedule that work will be performed. When
necessary for clarification, a detailed methodology of how the work will be
performed shall be included.

NOTE: Surety and Cost Recovery — When deemed necessary by the
Development Services Director or City Manager, additional surety instruments
or bonds from the private Permit Holder may be required to ensure the long
term performance or implementation of required mitigation measures or
programs. The City is authorized to recover its cost to offset the salary,
overhead, and expenses for City personnel and programs to monitor qualifying
projects.

5. OTHER SUBMITTALS AND INSPECTIONS: The Permit Holder/Owner’s
representative shall submit all required documentation, verification letters, and
requests for all associated inspections to the RE and MMC for approval per the
following schedule:

Document Submittal/Inspection Checklist

[List all and only project specific required verification documents and related inspections table
below]

Issue Area Document submittal Assoc Inspection/Approvals/ Notes
General Consultant Qualification Letters Prior to Pre-construction
Meeting

General Consultant Const. Monitoring Exhibits Prior to or at the Pre-

Construction Meeting
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Archaeology Archaeology Reports Archaeology/Historical Site
Observation

Paleontology Paleontology Reports Paleontology Site
Observation

Bond Release Request for Bond Release letter Final MMRP Inspections prior to
Bond Release Letter

C. SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS
HISTORICAL RESOURCES (ARCHAEOLOGY)

1. Prior to Permit Issuance
A. Entitlements Plan Check

1. Prior to issuance of any construction permits, including but not limited to, the first
Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice
to Proceed for Subdivisions, but prior to the first preconstruction meeting,
whichever is applicable, the Assistant Deputy Director (ADD) Environmental
designee shall verify that the requirements for Archaeological Monitoring and
Native American monitoring have been noted on the applicable construction
documents through the plan check process.

B. Letters of Qualification have been submitted to ADD

1. The applicant shall submit a letter of verification to Mitigation Monitoring
Coordination (MMC) identifying the Principal Investigator (PI) for the project
and the names of all persons involved in the archaeological monitoring program,
as defined in the City of San Diego Historical Resources Guidelines (HRG). If
applicable, individuals involved in the archaeological monitoring program must
have completed the 40-hour HAZWOPER training with certification
documentation.

2. MMC will provide a letter to the applicant confirming the qualifications of the PI
and all persons involved in the archaeological monitoring of the project meet the
qualifications established in the HRG.

3. Prior to the start of work, the applicant must obtain written approval from MMC
for any personnel changes associated with the monitoring program.

2. Prior to Start of Construction
A. Verification of Records Search

1. The PI shall provide verification to MMC that a site-specific records search (1/4
mile radius) has been completed. Verification includes, but is not limited to a
copy of a confirmation letter from South Coastal Information Center, or, if the
search was in-house, a letter of verification from the PI stating that the search was
completed.

2. The letter shall introduce any pertinent information concerning expectations and
probabilities of discovery during trenching and/or grading activities.

3. The PI may submit a detailed letter to MMC requesting a reduction to the ¥ mile
radius.
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B. PI Shall Attend Precon Meetings

1.

Prior to beginning any work that requires monitoring; the Applicant shall arrange
a Precon Meeting that shall include the PI, Native American consultant/monitor
(where Native American resources may be impacted), Construction Manager
(CM) and/or Grading Contractor, Resident Engineer (RE), Building Inspector
(BD), if appropriate, and MMC. The qualified Archaeologist and Native American
Monitor shall attend any grading/excavation related Precon Meetings to make
comments and/or suggestions concerning the Archaeological Monitoring program
with the Construction Manager and/or Grading Contractor.
a. Ifthe Pl is unable to attend the Precon Meeting, the Applicant shall schedule a
focused Precon Meeting with MMC, the PL, RE, CM or BI, if appropriate,
prior to the start of any work that requires monitoring.

2. Identify Areas to be Monitored

[

a. Prior to the start of any work that requires monitoring, the PI shall submit an
Archaeological Monitoring Exhibit (AME) (with verification that the AME
has been reviewed and approved by the Native American consultant/monitor
when Native American resources may be impacted) based on the appropriate
construction documents (reduced to 11x17) to MMC identifying the areas to
be monitored including the delineation of grading/excavation limits.

b. The AME shall be based on the results of a site specific records search as
well as information regarding existing known soil conditions (native or
formation).

3. When Monitoring Will Occur

a. Prior to the start of any work, the PI shall also submit a construction schedule
to MMC through the RE indicating when and where monitoring will occur.

b. The PI may submit a detailed letter to MMC prior to the start of work or
during construction requesting a modification to the monitoring program. This
request shall be based on relevant information such as review of final
construction documents which indicate site conditions such as depth of
excavation and/or site graded to bedrock, etc., which may reduce or increase
the potential for resources to be present.

3. During Construction
A. Monitor(s) Shall be Present During Grading/Excavation/Trenching
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1. The Archaeological Monitor shall be present full-time during all soil disturbing

and grading/excavation/trenching activities which could result in impacts to
archaeological resources as identified on the AME. The Construction Manager
is responsible for notifying the RE, PI, and MMC of changes to any
construction activities such as in the case of a potential safety concern within
the area being monitored. In certain circumstances OSHA safety
requirements may necessitate modification of the AME.

The Native American consultant/monitor shall determine the extent of their
presence during soil disturbing and grading/excavation/trenching activities based
on the AME and provide that information to the PI and MMC. If prehistoric
resources are encountered during the Native American consultant/monitor’s
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absence, work shall stop and the Discovery Notification Process detailed in
Section 3.B-C and 4.A-D shall commence.

. The PI may submit a detailed letter to MMC during construction requesting a

modification to the monitoring program when a field condition such as modern
disturbance post-dating the previous grading/trenching activities, presence of
fossil formations, or when native soils are encountered that may reduce or
increase the potential for resources to be present.

. The archaeological and Native American consultant/monitor shall document field

activity via the Consultant Site Visit Record (CSVR). The CSVR’s shall be faxed
by the CM to the RE the first day of monitoring, the last day of monitoring,
monthly (Netification of Monitoring Completion), and in the case of ANY
discoveries. The RE shall forward copies to MMC.

B. Discovery Notification Process

1. In the event of a discovery, the Archaeological Monitor shall direct the contractor

to temporarily divert all soil disturbing activities, including but not limited to
digging, trenching, excavating or grading activities in the area of discovery and in
the area reasonably suspected to overlay adjacent resources and immediately
notify the RE or BI, as appropriate.

. The Monitor shall immediately notify the PI (unless Monitor is the PI) of the

discovery.

. The PI shall immediately notify MMC by phone of the discovery, and shall also

submit written documentation to MMC within 24 hours by fax or email with
photos of the resource in context, if possible.

4. No soil shall be exported off-site until a determination can be made regarding the

significance of the resource specifically if Native American resources are
encountered.

C. Determination of Significance
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1. The PI and Native American consultant/monitor, where Native American

resources are discovered shall evaluate the significance of the resource. If Human
Remains are involved, follow protocol in Section 4 below.

a. The PI shall immediately notify MMC by phone to discuss significance
determination and shall also submit a letter to MMC indicating whether
additional mitigation is required.

b. If the resource is significant, the PI shall submit an Archaeological Data
Recovery Program (ADRP) which has been reviewed by the Native American
consultant/monitor, and obtain written approval from MMC. Impacts to
significant resources must be mitigated before ground disturbing activities in
the area of discovery will be allowed to resume. Note: If a unique
archaeological site is alse an historical resource as defined in CEQA, then
the limits on the amount(s) that a project applicant may be required to
pay to cover mitigation costs as indicated in CEQA Section 21083.2 shall
not apply.

c. If the resource is not significant, the PI shall submit a letter to MMC
indicating that artifacts will be collected, curated, and documented in the Final
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Monitoring Report. The letter shall also indicate that that no further work is
required.

4. Discovery of Human Remains
If human remains are discovered, work shall halt in that area and no soil shall be
exported off-site until a determination can be made regarding the provenance of the
human remains; and the following procedures as set forth in CEQA Section 15064.5(e),
the California Public Resources Code (Sec. 5097.98) and State Health and Safety Code
(Sec. 7050.5) shall be undertaken:
A. Notification

1.

Archaeological Monitor shall notify the RE or BI as appropriate, MMC, and the
PL, if the Monitor is not qualified as a PI. MMC will notify the appropriate Senior
Planner in the Environmental Analysis Section (EAS) of the Development
Services Department to assist with the discovery notification process.

2. The PI shall notify the Medical Examiner after consultation with the RE, either in

person or via telephone.

B. Isolate discovery site

I.

Work shall be directed away from the location of the discovery and any nearby
area reasonably suspected to overlay adjacent human remains until a
determination can be made by the Medical Examiner in consultation with the PI
concerning the provenance of the remains.

. The Medical Examiner, in consultation with the PI, will determine the need for a

field examination to determine the provenance.

. If a field examination is not warranted, the Medical Examiner will determine with

input from the P, if the remains are or are most likely to be of Native American
origin.

C. If Human Remains ARE determined to be Native American

Page 9 of 16

1.

The Medical Examiner will notify the Native American Heritage Commission
(NAHC) within 24 hours. By law, ONLY the Medical Examiner can make this
call.

2. NAHC will immediately identify the person or persons determined to be the Most

3.

Likely Descendent (MLD) and provide contact information.

The MLD will contact the PI within 24 hours or sooner after the Medical
Examiner has completed coordination, to begin the consultation process in
accordance with CEQA Section 15064.5(e), the California Public Resources and
Health & Safety Codes.

. The MLD will have 48 hours to make recommendations to the property owner or

representative, for the treatment or disposition with proper dignity, of the human
remains and associated grave goods.

. Disposition of Native American Human Remains will be determined between the

MLD and the PI, and, if:
a. The NAHC is unable to identify the MLD, OR the MLD failed to make a
recommendation within 48 hours after being notified by the Commission; OR;
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b. The landowner or authorized representative rejects the recommendation of the

MLD and mediation in accordance with PRC 5097.94 (k) by the NAHC fails
to provide measures acceptable to the landowner, THEN,

. In order to protect these sites, the Landowner shall do one or more of the

following:

(1) Record the site with the NAHC;

(2) Record an open space or conservation easement on the site;
(3) Record a document with the County.

. Upon the discovery of multiple Native American human remains during a

ground disturbing land development activity, the landowner may agree that
additional conferral with descendants is necessary to consider culturally
appropriate treatment of multiple Native American human remains. Culturally
appropriate treatment of such a discovery may be ascertained from review of
the site utilizing cultural and archaeological standards. Where the parties are
unable to agree on the appropriate treatment measures the human remains and
items associated and buried with Native American human remains shall be
reinterred with appropriate dignity, pursuant to Section 5.c., above.

D. If Human Remains are NOT Native American
1. The PI shall contact the Medical Examiner and notify them of the historic era

2.

3.

context of the burial.

The Medical Examiner will determine the appropriate course of action with the PI
and City staff (PRC 5097.98).

If the remains are of historic origin, they shall be appropriately removed and
conveyed to the San Diego Museum of Man for analysis. The decision for
internment of the human remains shall be made in consultation with MMC, EAS,
the applicant/landowner, any known descendant group, and the San Diego
Museum of Man.

5. Night and/or Weekend Work
\. If night and/or weekend work is included in the contract
1. When night and/or weekend work is included in the contract package, the extent
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and timing shall be presented and discussed at the precon meeting.

2. The following procedures shall be followed.

a. No Discoveries

In the event that no discoveries were encountered during night and/or
weekend work, the PI shall record the information on the CSVR and submit to
MMC via fax by 8AM of the next business day.

. Discoveries

All discoveries shall be processed and documented using the existing
procedures detailed in Sections 3 - During Construction, and 4 — Discovery of
Human Remains. Discovery of human remains shall always be treated as a
significant discovery.

c. Potentially Significant Discoveries
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If the PI determines that a potentially significant discovery has been made, the
procedures detailed under Section 3 - During Construction and 4- Discovery
of Human Remains shall be followed.

d. The PI shall immediately contact MMC, or by 8AM of the next business day
to report and discuss the findings as indicated in Section 3-B, unless other
specific arrangements have been made.

B. If night and/or weekend work becomes necessary during the course of construction

1. The Construction Manager shall notify the RE, or B, as appropriate, a minimum

of 24 hours before the work is to begin.

2. The RE, or BI, as appropriate, shall notify MMC immediately.

C. All other procedures described above shall apply, as appropriate.

6. Post Construction
A. Preparation and Submittal of Draft Monitoring Report

1. The PI shall submit two copies of the Draft Monitoring Report (even if negative),

prepared in accordance with the Historical Resources Guidelines (Appendix C/D)
which describes the results, analysis, and conclusions of ail phases of the
Archaeological Monitoring Program (with appropriate graphics) to MMC for
review and approval within 90 days following the completion of monitoring. It
should be noted that if the PI is unable to submit the Draft Monitoring
Report within the allotted 90-day timeframe resulting from delays with
analysis, special study results or other complex issues, a schedule shall be
submitted to MMC establishing agreed due dates and the provision for
submittal of monthly status reports until this measure can be met.

a. For significant archaeological resources encountered during monitoring, the
Archaeological Data Recovery Program shall be included in the Draft
Monitoring Report.

b. Recording Sites with State of California Department of Parks and Recreation.
The PI shall be responsible for recording (on the appropriate State of
California Department of Park and Recreation forms-DPR 523 A/B) any
significant or potentially significant resources encountered during the
Archaeological Monitoring Program in accordance with the City’s Historical
Resources Guidelines, and submittal of such forms to the South Coastal
Information Center with the Final Monitoring Report.

2. MMC shall return the Draft Monitoring Report to the PI for revision or, for

preparation of the Final Report.

3. The PI shall submit revised Draft Monitoring Report to MMC for approval.
4. MMC shall provide written verification to the PI of the approved report.
5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft Monitoring

Report submittals and approvals.

B. Handling of Artifacts
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1. The PI shall be responsible for ensuring that all cultural remains collected are

cleaned and catalogued



3.
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. The PI shall be responsible for ensuring that all artifacts are analyzed to identify

function and chronology as they relate to the history of the area; that faunal
material is identified as to species; and that specialty studies are completed, as
appropriate.

The cost for curation is the responsibility of the property owner.

C. Curation of artifacts: Accession Agreement and Acceptance Verification

1.

The P1I shall be responsible for ensuring that all artifacts associated with the
survey, testing and/or data recovery for this project are permanently curated with
an appropriate institution. This shall be completed in consultation with MMC and
the Native American representative, as applicable.

. The PI shall include the Acceptance Verification from the curation institution in

the Final Monitoring Report submitted to the RE or BI and MMC.

. When applicable to the situation, the PI shall include written verification from

the Native American consultant/monitor indicating that Native American
resources were treated in accordance with state law and/or applicable agreements.
If the resources were reinterred, verification shall be provided to show what
protective measures were taken to ensure no further disturbance occurs in
accordance with Section 4 — Discovery of Human Remains, Subsection 5.

D. Final Monitoring Report(s)

1.

The PI shall submit one copy of the approved Final Monitoring Report to the RE
or BI as appropriate, and one copy to MMC (even if negative), within 90 days
after notification from MMC that the draft report has been approved.

2. The RE shall, in no case, issue the Notice of Completion and/or release of the

Performance Bond for grading until receiving a copy of the approved Final
Monitoring Report from MMC which includes the Acceptance Verification from
the curation institution.

[NAINLDR\EAS\MMRP\Archae Private 101211.doc

PALENTOLOGICAL RESOURCES

1. Prior to Permit Issuance
A. Entitlements Plan Check

1.

Prior to issuance of any construction permits, including but not limited to, the first
Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice
to Proceed for Subdivisions, but prior to the first preconstruction meeting,
whichever is applicable, the Assistant Deputy Director (ADD) Environmental
designee shall verify that the requirements for Paleontological Monitoring have
been noted on the appropriate construction documents.

B. Letters of Qualification have been submitted to ADD

1.
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The applicant shall submit a letter of verification to Mitigation Monitoring
Coordination (MMC) identifying the Principal Investigator (PI) for the project
and the names of all persons involved in the paleontological monitoring program,
as defined in the City of San Diego Paleontology Guidelines.
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2. MMC will provide a letter to the applicant confirming the qualifications of the PI
and all persons involved in the paleontological monitoring of the project.

3. Prior to the start of work, the applicant shall obtain approval from MMC for any
personnel changes associated with the monitoring program.

2. Prior to Start of Construction
A. Verification of Records Search

1. The PI shall provide verification to MMC that a site specific records search has
been completed. Verification includes, but is not limited to a copy of a
confirmation letter from San Diego Natural History Museum, other institution or,
if the search was in-house, a letter of verification from the PI stating that the
search was completed.

2. The letter shall introduce any pertinent information concerning expectations and
probabilities of discovery during trenching and/or grading activities.

B. PI Shall Attend Precon Meetings
1. Prior to beginning any work that requires monitoring; the Applicant shall arrange

a Precon Meeting that shall include the PI, Construction Manager (CM) and/or

Grading Contractor, Resident Engineer (RE), Building Inspector (BI), if

appropriate, and MMC. The qualified paleontologist shall attend any

grading/excavation related Precon Meetings to make comments and/or
suggestions concerning the Paleontological Monitoring program with the

Construction Manager and/or Grading Contractor.

a. If the PI is unable to attend the Precon Meeting, the Applicant shall schedule a
focused Precon Meeting with MMC, the PI, RE, CM or Bl if appropriate,
prior to the start of any work that requires monitoring.

2. Identify Areas to be Monitored

Prior to the start of any work that requires monitoring, the PI shall submit a

Paleontological Monitoring Exhibit (PME) based on the appropriate construction

documents (reduced to 11x17) to MMC identifying the areas to be monitored

including the delineation of grading/excavation limits. The PME shall be based
on the results of a site specific records search as well as information regarding
existing known soil conditions (native or formation).

3. When Monitoring Will Occur

a. Prior to the start of any work, the PI shall also submit a construction schedule
to MMC through the RE indicating when and where monitoring will occur.

b. The PI may submit a detailed letter to MMC prior to the start of work or
during construction requesting a modification to the monitoring program. This
request shall be based on relevant information such as review of final
construction documents which indicate conditions such as depth of excavation
and/or site graded to bedrock, presence or absence of fossil resources, etc.,

’ which may reduce or increase the potential for resources to be present.
3. During Construction
A. Monitor Shall be Present During Grading/Excavation/Trenching

Page 13 0f 16
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The monitor shall be present full-time during grading/excavation/trenching
activities as identified on the PME that could result in impacts to formations with
high and moderate resource sensitivity. The Construction Manager is
responsible for notifying the RE, PI, and MMC of changes to any
construction activities such as in the case of a potential safety concern within
the area being monitored. In certain circumstances OSHA safety
requirements may necessitate modification of the PME.

The PI may submit a detailed letter to MMC during construction requesting a
modification to the monitoring program when a field condition such as trenching
activities that do not encounter formational soils as previously assumed, and/or
when unique/unusual fossils are encountered, which may reduce or increase the
potential for resources to be present.

The monitor shall document field activity via the Consultant Site Visit Record
(CSVR). The CSVR’s shall be faxed by the CM to the RE the first day of
monitoring, the last day of monitoring, monthly (Netification of Monitoring
Completion), and in the case of ANY discoveries. The RE shall forward copies
to MMC.

B. Discovery Notification Process

1.

In the event of a discovery, the Paleontological Monitor shall direct the contractor
to temporarily divert trenching activities in the area of discovery and immediately
notify the RE or BI, as appropriate.

The Monitor shall immediately notify the PI (unless Monitor is the PI) of the
discovery.

The PI shall immediately notify MMC by phone of the discovery, and shall also
submit written documentation to MMC within 24 hours by fax or email with

photos of the resource in context, if possible.

C. Determination of Significance

L.

The PI shall evaluate the significance of the resource.

a. The PI shall immediately notify MMC by phone to discuss significance
determination and shall also submit a letter to MMC indicating whether
additional mitigation is required. The determination of significance for fossil
discoveries shall be at the discretion of the PI.

b. If the resource is significant, the PI shall submit a Paleontological Recovery
Program (PRP) and obtain written approval from MMC. Impacts to
significant resources must be mitigated before ground disturbing activities in
the area of discovery will be allowed to resume.

c. Ifresource is not significant (e.g., small pieces of broken common shell
fragments or other scattered common fossils) the PI shall notify the RE, or BI
as appropriate, that a non-significant discovery has been made. The
Paleontologist shall continue to monitor the area without notification to MMC
unless a significant resource is encountered.

d. The PI shall submit a letter to MMC indicating that fossil resources will be
collected, curated, and documented in the Final Monitoring Report. The letter
shall also indicate that no further work is required.

4. Night and/or Weekend Work

Page 14 of 16
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A. If night and/or weekend work is included in the contract

When night and/or weekend work is included in the contract package, the extent
and timing shall be presented and discussed at the precon meeting.

2. The following procedures shall be followed.

a. No Discoveries

I.

In the event that no discoveries were encountered during night and/or
weekend work, The PI shall record the information on the CSVR and submit
to MMC via fax by 8AM on the next business day.

b. Discoveries

All discoveries shall be processed and documented using the existing

procedures detailed in Section 3 - During Construction.

Potentially Significant Discoveries

If the PI determines that a potentially significant discovery has been made, the

procedures detailed under Section 3 - During Construction shall be followed.

The PI shall immediately contact MMC, or by 8AM on the next business day
to

report and discuss the findings as indicated in Section 3-B, unless other

specific arrangements have been made.

B. If night work becomes necessary during the course of construction
The Construction Manager shall notify the RE, or BI, as appropriate, a minimum
of 24 hours before the work is to begin.
2. The RE, or BI, as appropriate, shall notify MMC immediately.
C. All other procedures described above shall apply, as appropriate.

1.

5. Post Construction

A. Preparation and Submittal of Draft Monitoring Report
The PI shall submit two copies of the Draft Monitoring Report (even if negative),
prepared in accordance with the Paleontological Guidelines which describes the
results, analysis, and conclusions of all phases of the Paleontological Monitoring
Program (with appropriate

1.

2.

Page 15 of 16

graphics) to MMC for review and approval within 90 days following the
completion of monitoring,

a.

For significant paleontological resources encountered during monitoring, the
Paleontological Recovery Program shall be included in the Draft Monitoring
Report.

Recording Sites with the San Diego Natural History Museum

The PI shall be responsible for recording (on the appropriate forms) any
significant or potentially significant fossil resources encountered during the
Paleontological Monitoring Program in accordance with the City’s
Paleontological Guidelines, and submittal of such forms to the San Diego
Natural History Museum with the Final Monitoring Report.

MMC shall return the Draft Monitoring Report to the PI for revision or, for
preparation of the Final Report.

3. The PI shall submit revised Draft Monitoring Report to MMC for approval.
4. MMC shall provide written verification to the PI of the approved report.
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MMC shall notify the RE or BI, as appropriate, of receipt of all Draft Monitoring
Report submittals and approvals.

B. Handling of Fossil Remains

1.

2.

The PI shall be responsible for ensuring that all fossil remains collected are
cleaned and catalogued.

The PI shall be responsible for ensuring that all fossil remains are analyzed to
identify function and chronology as they relate to the geologic history of the area;
that faunal material is identified as to species; and that specialty studies are
completed, as appropriate

C. Curation of fossil remains: Deed of Gift and Acceptance Verification

L.

2.

The PI shall be responsible for ensuring that all fossil remains associated with the
monitoring for this project are permanently curated with an appropriate
institution.

The PI shall include the Acceptance Verification from the curation institution in
the Final Monitoring Report submitted to the RE or Bl and MMC.

D. Final Monitoring Report(s)

1.

The PI shall submit two copies of the Final Monitoring Report to MMC (even if
negative), within 90 days after notification from MMC that the draft report has
been approved.

The RE shall, in no case, issue the Notice of Completion until receiving a copy of
the approved Final Monitoring Report from MMC which includes the Acceptance
Verification from the curation institution.

The above mitigation monitoring and reporting program will require additional fees and/or
deposits to be collected prior to the issuance of building permits, certificates of occupancy and/or
final maps to ensure the successful completion of the monitoring program.
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STATE-ISSUED COASTAL

DEVELOPMENT PERMIT
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(AMENDMENT 8.12.92)



ATTACHMENT 8A

thgm<unnxuquueuwuhcsAMnmcv ' ’ ' . ‘ ‘ PETE WILSON, Govermor
~ALIFORNIA COASTAL COMMISSION  AMENDMENT TO COASTAL
AW DIEGO COAST AREA DEVELOPMENT PERMIT NO. A=6-LJS-91-168-R—A2
111 CAMING DEL RIO NORTH, SUNE 200 . " Page 1 of 4 =
WTNEGO, CA 921081725 ' : : e
& 21-8038
Orr January 14, 1992 and as amended on August 12, 1992 the

California Coastal Commission granted to

o San Diego Trust & Savings
this_permit for the development described below, subject to the attached
Spetial Conditions.

Original . . . '
Description: Demolition/removal of four historic cottages known as “the Green

Dragon Colony", and specifically known as *Dolly Varden*, "The
Gables™, “East C1iff" and "Jack O'Lantern". ,

Lot Area 39,640 sq. ft.
Building Coverage -

Green Dragon Colony 2,754 sq. ft. ( 71%)
Other Building and

Landscape Coverage 36,886 sq. ft. (93%)
Parking Spaces 0

Zoning. . Zone 1A - La Jolla Planned District
Plan Designation Commercial

Proposed
Amendment:

Modification of all references to the subject site and subject property by
deletion of Lot 32 therefrom, and modification of Special Condition #(b) to
clarify its reference to APN 350-050-17 (which covers Lots 30—32), and
modification of Special Condition #2 to clarify its reference to the
restricted area only, i.e. the western portion of Lots 30 and 31 (where the
four cottages are located). ‘ : '

site: ‘ 1241 - 43 Coast Boulevard, and 1260 and 1268 1/2 Prospect
Street, La Jolla, San Diego, San Diego County. APN 350-050-17.

Issued on behalf of the California Coastal Commission by

PETER DOUGLAS
Executive Director
and

ussicds L e
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AMENDMENT TO COASTAL DEVELOPMENT PERHIT NO. A-6-LJS-91-168~R~A2
Page 2 of 4 _ ' R

IMPORTANT:  THIS PERMIT IS NOT VALID UNLESS AND UNTIL A COPY OF THE PERMIT
WITH THE SIGNED ACKNOWLEDGEMENT HAS BEEN RETURNED TO THE COMMISSION OFFICE.

ACKNOWLEDGEMENT

The undersigned permittee acknowledges
receipt of this permit and agrees to
abide by all terms and conditions

;qﬁ‘ thereof.
. : 122?39’922 : SZé;ﬁ£2322¢n;m_
Date ‘ “Signature of Permittee

STANDARD CONDITIONS:

1. Notice of Receipt and Acknowledgement. The permit is not valid and
development shall not commence until & copy of the permit, signed by the
permittee or authorized agent, nbknﬁh]dﬁging receipt of the permit and
acceptance of the terms and cond1t1ons, is returned to the Commission
office. :

2. Expiration. 1If development has not commenced, the permit will expire two
yvears from the date on which the Commission voted on the application.

Development shall be pursued.in a diligent manner and completed in a ,
reasonable period of time. Application for extension of the permit must -
. be made prior to the expiration date.

3. Compliance. A1l development’must’occur in strict compliance with the
proposal as set forth below. Any deviation from the approved plans must

be reviewed and approved by the staff and may require Commission approval.

4, Interpretation. Any questions of intent or interpretation of any
condition will be resolved by the Executive Director or the Commission.

5. Inspections. The Commission staff shall be allowed to inspect the site
and the development during construction, subject to 24~-hour advance notice.

6. Assignment. The permit may be assigned to any qualified person, provided
assignee files with the Commission an affidavit accept1ng all terms and
conditions of the perm1t

7. Terms and Condwtwons'Run wwth the Land. These terms and conditions shall
be perpetual, and it is the intention of the Commission and the permittee
to bind all future owners and possessors of the subgect property to the
terms and conditions.
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AMENDMENT TO COASTAL DEVELOPMENT PERMIT NO. A-6-LJS-97-168-R-A2
-Page 3 of _4

 SPECIAL CONDITIONS:

The permit amendment 'is subject to the following conditions which shall
replace Special Condition No. 1 and 2 of the original permit in its entirety:

1. ~Historical Information/Building Plans. Prior to the issuance of the
coastal developmenmt permit and within 30 days of Commission action, the
applicant shall submit the following to the Executive Director for review and
written approval: ' :

a) Information (i.e., photographs, sketches, 'etc.) which has been
developed from the Green Dragon Colony site by the applicant pursuant to the
City's coastal development permit, or by the State Historica] Building Safety
Board and/or other qualified historical expert(s). ‘

Upon review of the information, the Executive Director shali determine, in
consultation with the State Historical Building Safety Board, what design
elements are historically and/or architecturally significant and worthy of

incorporation into any future development pursuant to the recorded agreement
required in Special Condition #2.

b) Site and building pians of all structures proposed for demolition,
drawn to scale, including the height and bulk of the structures. The site
plan shall also indicate the Jocation and size of all other structures
existing on APN 350-050-17 which covers lots 30-32. .

2. Implementation of Historical Design Elements into New Development.
Prior to the issuance of the coastal development permit and within 30 days of
Commission action, the applicant shall execute and record an agreement in a
form and content acceptable to the Executive Director, to incorporate the
following features into any future development on the restricted area

(described as Area "A" on the site plan and also described as Exhibit "A" to
- the Deed Restriction, a copy of which is attached hereto) of the subject

property (Lots 30 and 31),

a) Incorporation of all design elements which have been determined to be
historically and/or architecturally significant and worthy of incorporation by
the Executive Director in consultation with the State Historical Building
Safety Board pusuant to Special Condition #1 of CDP #A-6-LJS-91-168:

b) Prior to any new development being approved, the applicant shall fund,
prepare and complete a feasibility study for the redevelopment of the site; in
consultation with the State Historical Building Safety Board, the Coastal '
Conservancy and/or the National Trust for Historic Preservation. Such study
would be subsequently utilized in determining the appropriate type and
intensity of use for the site.

c) The scale and character of the demolished structures shall be retadined
*in the new development design to the maximum extenit feasible utilizing the
criteria and design elements identified in this agreement.



AMENOMENT TO COASTAL DEVELOPMENT PERMIT NO. A-6-1J5-91-168-R-p2 1 ACHMENTSA
Page 4 of 4

- b .

SPECIAL CONDITIONS continued:

d) A signage plan shall provide for the installat1on of signage on the
subject property for purposes of informing the public of the history of the
Green Dragon Colony and Anna Held's contribution to the La Jolla community.

e) - That a coastal development permit shall be obtained for any new
deve?qpment on the site from the City or the Coastal Commission on appeal.

The agreement document shall be recorded as a covenant running with the land

and- binding all successors and assigns in interest to the subject property,
free of prior liens and encumbrances, prior to the issuance of the permit.

2054P
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DEED’ RESTRICTION

I, WHEREAS, _Allimon-Zongker, Californis gensral partnarship -

0w @ @ B s G W s

, herainafter referred to as the "Owner(s)," is/are
the record ownet{s) of the following real property:

Tots 30 and 31, [a Jolla Park, La Jolla, California, a portion of vhich is

subject to this Dead Restriction, wore partlcularly described in Exhibit A

to this peed Restriction

hereinaiter referred to &4 the “Property;® and

11, WHEREAS, the California Coastal Commisnion, hersinafter refarred
to as the "Commission,” is acting on behaif of the Feople of the State of
Californie; and

I1L. ?HEREAS, the subject property is’ located within the coastal
zane as defined in 530103 of Division 20 of the ClhEomia Public Re:mv.rces
Code, hereinaftar referrad to ss the "Californis Cosstal Aot of 1976,
{the Act); and .

. Ovner's predecessor in interest

IV, WHEREAS, purauant to the Act, the  / applied to the Cotm'xlssion
for a coastsl development parmit on the Property described shove; and

I R A-a~w3-91-1fan and
V. WHEREAS, cozstal development permit number , hereinafter
A-G-1.J8-014168R-A2
January 14 s 1992 ang
amended August 12, 1892 wy
the Commission in accordance with the provision of the Staff Recommendation

teferred Lo as Lhe "Permit," wvas granted on

and Findings, attached hereto as EXHIBIT B and here{n incorporated by

reference, Revised Notice of Intent to lasue Permit attached hereto as

0 |
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1| Remort: e Brobiniancy Recommmnantion atsachoa hereto a8 BXhIbLE D and harein
incorporated by reference; and ‘ . TR I C
2 Y. WVHEREAS, the Permit was subject to. the tevms and conditions -
30 including, vbut. not !{ultvc.d to, the follewing candi}.ian(&}: uv
. | . B ":
5 See pages Za through 2c attached
8
7
2
¢
10
11
12
13
14
18
18
17
18
18
26 ViI. WHEREAS, the Commisaion found {hat but £or the imposition of the
p1{ above condition(s) tbe proposed dsvelepment eould not be found consistent
gp| with the provisions of the Cslifoxnia Coastal Act of 1376 and that s pérmit
p3ll could therefore not have been granted; aund
24 VIII. WHEREAS, Ownsr has alectad to comply with the co.ndicion(a)'
gl imposed by the Permit snd aexscute this Deed Restriction so as to snable
2gl (wmer to undertske the development authorized by the Permit.
27
Rravs of avirasast e -

S1p VEZ (80Y &.3F
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2. Implementstion of Historical Design Elements into New Development
© Prior to the iscuance of the coastal development permit and

within 30 days of Commission action, the applicant shall execute

and record an agreement in a form and content acceptable to the.

Executive Director, to incorporate the following featu;es into

any future development on the restricted area (degc:ibé& as érea

"A® on the site plan and also described as Exhibit "A® on the

Deed Restriction, a copy of which is attached hereto) of the

subject property {Lots 30 and 31}:

a) Incorporation of all design elements which hava heen
determined to be historically and/or architecturally significant
and worthy of incorporation by the Executive Director in consul~
tation with the State Historical Building Safety Board pursuant
to Special Condition #1 of CDP #A-6-LJ5-91~168;

"L b} Prior to any new development being approved, the Appli*

‘:. cant shall fund, prepare and complete a feasibility study for the
redeveloprent of the site, in consultation with the State Histori-
cal Building Safety Board, the Coastal Consarvaney and/or the
Hational Trust for Historic Preservation. Such study wonld be

0 subsequently utilized in determining the appropriate type and

h intensity of use for the site,
¢} The scale and character of the demolished structures
8hall be retained in the new development desiqn to the maximum
extent feasible utilizing the criteria snd demign elements identi-

fied in this agreement,
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d} & signage plan shall provide for thg-installation of
signage pn,the.aubject property for purposes of informing the
public of the history of the Green Dfégon Colény and Anna Held's
contribution to the La Jolla community.

e) That a coastal development permit shall be obtained for
any new development on the site from the Clty or the Coastal
Commission on appeal. '

The agreement document shall be recorded as a covenant
running with the land and binding a1l successors and assigns in
interest to the subject property, free of prior liené and encum~
brances, prior to the issuance of the permit,

3. Building Materlals/Artifacts

Prior to the issuange of the permit and within 30 days of
the Commission action, the applicant shall submit to the Bxecu-
tive Director for review and written approval an agreament to
make the four structures and any removed and salvaged materials
available for a perioed of ninety (80} days following issuance of
the permit, to interested representative(s) of ocrganlizations
gualified in the fleld of historical preservation, for ealvdge of

any or all materials for education and/or historic presevvation

purposes,
Any representatives from organizstions interested in salvage
of materials shall have adequate insurance ccverage for such

purpose. Upon the expiration of ninaty {%0) days, demoliticn of

the four structures may commence under the terms of this permit.

i
Sy
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This agreement shall be recorded as a covenant running with the
land in a form and content acceptable to the Executive Director,
and binding all successors and agsigns in interest to the squect

property, free of prior liens and encumbrances, prior to the

isguance of the permit,
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1 NOW, THEREFORE, in consideration of the granting of the Permit to the
‘ 2 Owner by the Commission, the Gimer hereby irrevocably covenants with the
3§ Commission that there be and hereby is created the following restrictions .
4 on the use and enjoymant of said Property, to be attached to and become a :
51 part of the deed to the property. - §:
6 1. COVENANT, CONDITION AND RESTRICTION. The undersigned.Owmer, |k g
- . B .r_
7 for himself/herself and for his/her heirs, assigns, and successors in 4 ﬁ
: B} interest, covenants and agrees C i-{ g
9 a9
10 &
See Pages 3a and 3b attached: 1
1 B
-8
12 M.
B
13 gm
14 1 fg" 1
; TP
(3 N
15 { '.3
16 i z
7 A
18 2. DURATION, Said Deed Restriction shall remain in full force
18{ * gna affect during the period that said perwit, or ény wodification or
20 amendment thereaf remains effective, and during the pavied that the
21 davslopment authorized by the Permit or any modification of =aid davelcpmérxt s
22 remaing in ewistance in or upon sy part of, and thersby confers benefit
231 wupon, the Property described harein, snd shall bind (wner and sll hisfher
24 aEsigns or successors in intervest.
28 3. TAXES AND ASSESSMENTS. It is intended that this Deed
28 Restriction is irrevocable and shall constitute an enforcesble restriction
27 within the weaning of a) Articla XII1, &8, of the Celifornis Constitution;
COURT PAPER
AYATE 67 LELIFREE(A -3- -
B §13 188V 873+
838
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&, To incorporate the following features into any future

development on the restricted area described as Area "A" on the

12, O P
LI N R AT

site plan and also described as EXHIBIT A to this Deed Restrice

tions

A R
W ae oared wh

1} All design elements which have been determined to be

STy

historically and/or architecturally significant and worthy of

incorporation by the Executive Director in consultation with the

State Historical Building Safety Board as identified in EXHIBIYT E

:

sttached hereto and incorporated herein by reference,

2} Prior to any new development being approved, the appli-
cant shall fund, prepare and complete a feasibility study for the
redevelopment of the site, in consultation with the State
Historical Building Safety Board, the Coastal Conservancy and/or
the National Trust for Historic Preservation. Such study would
be subsequently utilized in determining the appropriate type and

intensity of use for the site.

3} The scale and character of the demolished structures
shall be vetained in the new development design to the maximum

extent feasible utilizing the criteria and design elements

jidentified in EXHIBIT E attached hereto and incorporated herein
by reference. , ' ‘

4) B signage plan as shown in EXHIBIT P attached hereto
shall provide for the installation of sidgnage on the subﬁect
property for purposes of informing the public of the history of
the Green Dragon Colony and Anna Held's contribution to the La

Jolla community.
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S) A coastal development permit shall be obtained for any -
new development on the gite from the City or the éoaetal Commis—- .
sion on appeal, )
B. To make the four structures and any removed and salvaéed
materials avallable, for a perlfod of ninety (90) days following
issuance of the permit, to interested tepreseatati&e(s) of organ-
izations qualified in the field of historical preservation, for
salvage of any or all materials for education and/or historic
preservation purposes, Any representatives from such .organiza-
tions shall have adequate insurance coverage for said purpose.
Upon the expiration of ninety (980} days, demolition of the four

structoures may commence under the terms of the Permit.

-y

e
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and b) §402.1 of the California Revenue and Taxation Code or successar

W g

statute, Furthermore, thls Deed Restriction shall be deemed to comstitute
& servitude upon snd burden to. the Property.within the meaning of §3712(d} -
of the California Revenue and Taxation Code, or successor statute; which

survives a sale of tax~deeded property.

4. RIGHT OF ENTRY. The Comiissién or its agent may
enter onto the Property at times reasonably acceptable to the Owmer to

aseertain whether the use restrictions set forth above are being observed.

AY
OO - m o & ga

5. REMEDIES. Any act, conveyance, contract, or authorization

101 by the Owner whether written or oral which uses oé would cause to be uséd

11} or would permit use of the Property contrary to the.terms of this Deed

12 Restriction will be deemed & violation and a breach herecf. The Commission
134 and the Owner may pursue any znd all available legn! snd/or equitable remadies
14 to enforce the terms and conditions of this Deed Restriction. In the event

18] of a breach, any forbeasrance on the part of either party to enforce the

18 terms and provisions hereof shall not be deemed a waiver of enforcement

17| rights regarding any subsequent breach.

18 6. SEVERABILITY. If any provision of these restrictions is
19! held to be invalid, or for amy rasson bacomes unenforceable, no other

20| provision shall be thereby affected or impaired,

21

22 Dated: @&;ﬁv@e [, 1992 :
P
S

23! ALLISON-ZONGKER, a California General Partnetship‘ -
e
L KER

lepre. SIGNED: (D
PRINT OR TYPE NAHE OF ABOVE PRINT OR TYPE NAME OF ABOVE

24)] siGNED:

25] Do Aressen)
28

29 # * NOTARY ACKNOWLEDGMERT ON THE NEXT PAGE ¢ *

COURY PAPER
BRAYE G SXLIPORNL -
S0 H13 BEy 800 by f

sty
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- ¢ ¢ NOTE TO NOTARY FUBLIC * *
21 1f any parey signing the deed reatriction is 5xgnmg on hehalf oi & carporatian .
3 public agency, partnership, etc. please use the proper ncu:y acknouledgement
4% form 23 explained in your Hotary Public Law !}qok. ‘
8 el
2oy Tt Ran o . Nuuavacumwunsmmr .
| San DngO Sninps Bank@ : . PARTNERSHIP
Wenker § D EG
]
STATE OF CAUFORNIA }ss
COUNTY OF SAN DIEGO

On ths . 16thday of __September _ in tha year 1992 _, befors me. the undersigned, a Natary Public in snd for said County
and State, persenally appesred __Donald 0. Allison and Hilliam Zoppker % % A% & &% & & % A ARk
persanally known to me for proved Lo me on the basis of satisfactory evidence to

be the personls) that executed this instrument, on behall of tha partnership and e “; et
scknowledged to me that the partnershipexecuted it o ¥ &

.

SrPRTTean

g 2
‘-f; Witness t&ig‘:’ official seat / Bregrzest m&».““:wkv-r, :*w:-t"r‘:f":\:»‘.!' ..
% - / Hoc reizey sead or govnph ) '
18§ county OF )
17
18 On this day of , in the year 19___, before
me , & Hotary Public, persounally appeared
18 personally known to me, or proved to me on
0] the basis of satisfactory evidence, to be the person whose same is subseribed
21 to this instrument, and acknowledged to re that he/she axscuted it.
_ WITMESS my hand snd official sesl,
22
NOTARY PUBLIC 1IN AND FOR
23 SAID COURTY AND STATE
24
25
26
27
COURY PAPER
BYATE o¥ CLLIFBRRIA
B0 YD ragy 8.2 . ) T
B82S
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, a Ty
This is to certify that the deed restricﬂon set forth above is herebyl|
acknow]edged by the undersigned officer on beha!f of the Cai1forn1a Coastat .
Commission pursuant to authority confarred by the Ca11fnrn1a Coastal
Comnission when it granted Coasta1 Development Permﬁt Ho A“6 LJS-01-168R &

6-LJ5-91~168R-A2
1992 & P 1688

on January 14, and the California c°asta} Commission consents to
amended on August YZ, 1992

recordation theresf by 1ts duly authorized ‘officer,

Dated: 9, /892
wers, Staff Counsel
California Coastal Commission
STATE OF California )
}ss

COUNTY OF San Francisco )}

On this 42j£§§£day of _September . 4n the year 1992
me Deborah L.

before

Bove » 4 Hotary Public, personally appeared

John Bowers + personally known to me (or proved to me on

the basis of satisfactory evidence) to be the person who executed this

Instrument .as Staff Coynsel of the talifornia Coasta) Commission and
acknowledged to me that the California Coastsl Comnission enzcuted it.

DEGORAH L. BOVE

{A
3L HOTARY PLOLG CALITORNA
CiFY & COLTY OF

NOTARY PUBLIC FOR SALD STATE AND COUNTY
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1338

LEGAL DESC}?IPTION OF THE PHOPERTY SUBJECT TO
COASTAL DE VELOPMENT PERMIT NO, A-6~LJS~91-168 ‘

e

E A PORTION OF LOTS 30 AND 31 IN BLOCK 59 OF LA JOLLA PARK IN THE
g ; CITY OF shaM DIEGO, .COUNTY OF SAaN DIEGO,. STATE CF CALIFORNIA,

i ACCORDING TO MAP NO. 352, FILED IN THE OFFICE OF THE COUNTY RECORDER
JUNE is, 1882 BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS‘

COMMENCING AT THE MOST NORTHWESTERLY CORNER OF SAID LOT 30 THENCE
ALONG THE WESTERLY LOT LINE OF SAID LOT 30 SOUTH D5°21°'10" WEST A
DISTANCE OF 34.00 PEET; THENCE LERVING SAID 101 LINE SOUTH
84°38'50" RBAST A DISTANCE OF 49,28 FEET; THENCE SOUTH~06‘QS'12?
WEST A DISTANCE OF 75.51 FEET; THENCE SCUTH 84°16150% EAST A
DISTANCE OF 46.13 FEET; THENCE SOUTR 55°52111" EAST A DISTANCE OF
51,42 FEET; THENCE SOUTH 81°02'52" EAST A DISTANCE oF 11. 72 FEET:
THENCE NORTH 41'02'45" EAST A DISTANCE OF 31.33 FEET TO THE
NORTHERLY LINE OF SAID LOT 31, SAID LINE ALSO BEING THE SOUTHERLY
RIGHT-OF~-WAY LINE OF COAST -BOULEVARD BEING AN ARC OF R 666.20 FOOT
RADIUS CURVE CONCAVE SOUTHWESTERLY; THENCE WESTERLY ALONG THE ARC
OF SAILD 666,20 FOOT RADIUS CURVE THROUGH A CENTRAL ANGLE OF
15°33'36" A DISTANCE OF 180.92 FEET TO THE BEGINNING OF A TANGENT
45.48 FOOT RADIUS CURVE CONCAVE SOUTHWESTERLY:; THENCE WESTERLY
ALONG THE ARRC OF SAID 45.4% FOOT RADIUS CURVE THROUGH A CENTRAL
ANGLE OF 29°52'34" A DISTANCE OF 23.72 FEET TO THE  BOINT OF
BEGINNING, . .

THE ABOVE LEGAL DESCRIPTION ENCOMPASSES (.1901 ACRES.

REV, 3-30-92

.SHEET 10F 4

EXHIBIT “A”
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SEE SHEET 4 FOR BOUNDARY DATA

SHEET .2 OF 4
-REV, 3-30-92
PROPERTY BOUNDARY FOR PERMIT NO. A-6-LJS-91-168
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SEE SHEEY 4 FOR BOUNDARY DATA

SHEET 3 OF 4
REY. 3-30-92

PROPERTY BOUNDARY FOR PERMIT NO. A-B-L;IS~91~ 168
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LINE DATA

BEARING -OR DELTA

LENGTH

S 5° 21 10° v,

. RADIUS.
A " 34,000

'S, B84° 38 50° E,

49.28°

S 6° 03 12* W,

7591

S. B4® 16’ 507 E,

46,13

S, 55° 5% i E .

Sl4g’

S, B1° 02 S8 E, -

iL72’

N, 41° 02" 45" E/

3133

15 33 36°

666.20

180,92’

29 52’ 5)°

45.49"

23ze’

REV. 3-30-82

SHEET 4 OF 4

_. .. BOUNDARY: DATA FORPERMIT NO. A-6-LJS-91-168
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e 1448
HISTORICAL AND ARCHITECTURAL-CHARACTER DEFINING CLEMENTS
© OF THE GREEN DRAGON-COLOWY - -. . = .

Site Relationships Ipcluding Sgttiﬁg énd-§ga}e - Refer to'the attached site
plan for Areas 1.2,3 and 34" refersnced beTow.. P

The relationship between the four strictures and. the site, including space L
between structures.and the’fo?luwing,physta} ¢lsments, are significant destgn ... . 5oL

elements representative of the scale and Character. of the Green Dragon .
Colony. Structures should fnclude’a mix tn design-(1.e., bungalow style, . .
etc.}, size, and quantify, reflective of the historde structures which also
comprised a variety of design styles. The orientation and retationship of the
structures to the property 1ines {s shown on the attached site plan and
photographs submitted by the appiicant pursuvant to Special Condition No.-1.

VIO,

‘SauoIIY

i DA NS 'SHVAZ F TLLANNY

ite Haterials

Walkways - ’ New wilkways should have field stone Vined or
faced .borders. Exposed retaining walls should be
faced with field stone,

Some walkways should be covered and contain wood
handrails 3

- Statrways~ At Lot 30, it s recommended that a straight and
vertical stairway similar to the existing 4 foot
wide wood stair thal currently traverses the
south side of the site from the upper sidewalk to
the Coast Bivd. sidewalk be {ncluded in new
development in the same Jocation or in close
proximity to the location of the existing
stairway. This stairway s one of the character
defining elements of the property and its
historical character and public use should be
protected. :

..l

Any new stairways on the site should imclude wood
steps

Landscaping Existing mature trees should remain on the site
. and be protectad. ’

Hew landscaping materials introduced to the site
should be native Californian spocies and
compatible in character with the landscaping
shown on photographs dated 7/3/91 and plans

- submitted on 3/23/92 to the Commission.

Qverstory Plants - Ho palms should be used on the
site, Efforts should be made to enhance the

existing theme using Torrey Pines, Eucalyptus and
Honterey Cypress trees.

{Revised 8/7/92)
EXHIBIT E
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significant Design Etements - P

Green Dragon Colony - Ls Jolla .+ . LT T "¥: §A;¥T’

Auqust 7, 1992
Page 2

Building Element.

Areﬁ']f _ ' _Areas 2,3 & 3:A

View Cbrridor -

Buildings and Archi ;gg;ura? g gments

Exterior Materials

Foundations

Flgors

Projecting Bay

Projecting Floors

Hindows

- the site in new deve}opment.

2

Q-

horizontal shiplap vertical board & Q0
clapboard siding w/ . batten siding, avg. %g-

corner boards sire 1X4 to 1X12 o |

-146s max. dimension.

A view corridor axists 1n area 3A énd &
comparable corridor should be maintained across’

vertical board &

batten siding, average
size 1%4, but 1in no case
to exceed 112

i

Board and batten siding should express the floor
1ine w/ 2 water stop at the run of the board and
battens at the floor Tine. The waterstop should
be flush with the battens. At eaves, trim board
should be flush with the battens. Blocking
should be used between the rafters,

1 °F LLIANNY

of.

where exposed faced Same as Ares 1
w/rounded river hottom

stone, 6-12 inches in

diameter, typical size

Horizental floor plstes

gecomnended with shed vroofs located below the
main building roof with rafters that project a
minimum of 6 inches.

Recommended when supported by decorative brackets
similar to those existing.

Bungalow Style Windows with decorative headers

projecting bays Some windows
w/small panes, muiti- w/diagonal

1ight wood casement leaded glass, all
windows w/wond windows wood sash
munting, simple teim, trim, 143 or 144

max., windows
double hung,

casement and e
siiding . V.
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Significant Besign E1ements -
Green Dragon Colony - La Jolla=

] . . ‘ R o |
; August 7, 1992 . : - . . | -
; Page 3 . .ot PR v
il
Building Element Aran . . . Areas’2,3 6 3A
T ;R$ndows in each: bui]ding should have a
combination of -small and large window types.
Each facade should have a combination of these
festures: windows, doors, wall materials.. '
Where existing windows have been salvaged, these
should be used as models for similar new w%ndows
4 doors . Dutch Door X Bracing .
Craftsman Dcors (multi—pane1ed) )
Chimneys At least one chimney shall be included and be
composed of brick, .
Roof Forms
.Shed Roofs gently pitched fire retardant
fire retardant wood wood shingles
N shingles, with shakes not
jrrequiar patterns, recommended
.shakes not recomnended
.Gable Roofs On tot 31, pitch & in. 12, gently curving
sweeping gables with fire retardani wood
shinglies. Shakes not recomnended.
Stickwork gables
Hip Roofs Hoderately sloped 2 in. 12 min. w/ fire retardant
wood shingles. Shakes npot recommendad.
Shallow Pitch Composition shingles or roll voofing w/ mambrane

roof w/ tap sheet or roll roofing.
w/ and w/out overhangs -

The size and facing of exposed rafier tails on board and batten sided
buildings and clapboard sided buildings should be similar to.those urigina?1y
contalined in the structures. )

A1 of the following should De consistent with the originai size and facing:
the projection of the roof at the gable end, the eave projection of gable
roofs, the projections of the hip and shaiiow piteh flat roofs.

New Light Fixtures ~ Exterior new Yight fixtures sﬁou1d be rearcduction
“Craftsman® period fixtures.

:
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Significant Design Elements -
Green Dragon Colony ~ La Jolla
August 7, 1992 o
Page 4

Building Element Ares 1, 34

" Grientation

Generally, orientation of buildings should be similar t6 those shown on the
attached site plan,

On Lots 30 and 31, buildings should be ordented in & similar direction to
those that previocusly existed as shown on the sttached site plan.

Offsers and Planes

Original buildings were broken up into many planes with small offsets. It is
recommended that new construction not have any wall run longsr than 20 feet
horizontally, Hore often, walls should.be broken up with bays, recessss or
projections or a change in the wall surface material,

Fenestration Patterns

13NNY ‘SHOOIY TV

#

srvena T ot

fatterns - grouping of larger bands of windows on the facedes. View windows
on the north and northwest should be Yocated high on the facade. Tall windows
should be 1 to 1 1/2 or 1 to 2 vertically oriented. Fifty percent of the
facade may be glazed in groupings of windows of 2 to 3 elements.

Small windows and small projecting bays should have smailer panes with
vertical or horizontal emphasis, '

Colors

The palette of colors shoutd redate to and be similer to that used on the
existing buildings. Color tests should be conducted on material salvaged from
the existing buildings to determine exact colors used. Generally colors weré

muted oranges, grayed graens, burni umbers and othsr muted woathersd coloers of
# warm hue, .

Borches = QOVQ[QQ

ot @
5 >
§ *

Hote: Underlined design etcmenis 1{sted herein {other than headings and/or
titles) indicate design elemenis from appiicant's Hist.

(77454}
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STATE HISTORICAL BUILDING SAFETY BOARD

December 23, 2013

Ms. Deborah Lee

District Manager

San Diego Coast District Office
California Coastal Commission
7575 Metropolitan Drive #703
San Diego CA 92108-4402

Re: City of San Diego Planned Development Permit and Coastal Development Permit
Project Number 224418 — Review of Feasibility Study and Project Design

Dear Ms. Lee:

The State Historical Building Safety Board (SHBSB) designated me to once again consult on and
evaluate the attached updated Feasibility Study and design for the proposed three townhome project on
the site of the former Green Dragon Colony in La Jolla. As you are aware, in response to a very unique
set of circumstances that I have not seen elsewhere in my more than 40 year career as an architect and
expert in historic preservation, I first provided these same services over twenty years ago pursuant to the
Coastal Commission Permit requirements discussed elsewhere in this letter. The full history of this
property that resulted in this unprecedented situation is described in the staff reports your office prepared
in the 90°s. As an introduction to this letter, the following briefly reviews the history of my involvement
on behalf of the SHBSB.

L]

In 1992, the removal of four locally designated cottages in La Jolla was approved pursuant to
City of San Diego and California Coastal Commission Permits. The Coastal Commission Permit
#A-6-1.JS-91-168-R-2 imposed a special condition of approval in response to this very unusual
circumstance, That condition required consultation with the State Historical Building Safety
Board (SHBSB) to determine the design elements of the former cottages that were historically
and/or architecturally significant and worthy of potential incorporation into any future
development of the site. This requirement for SHBSB involvement is peculiar to this property
and was incorporated into Deed Restrictions that were recorded against the property and remain
in effect today.

e Later that year, as long term SHBSB Members, John Henderson, FAIA, and I worked with Bob
Mackensen, then the Executive Director of the SHBSB, to determine the design elements of the
demolished cottages that would be worthy of incorporating into the future development of the
site. .

e Those design elements we developed were approved and incorporated into the recorded Coastal
Commission Permit Records, as Exhibit E, and a copy is attached to this letter. ’

e The unique Coastal Commission Permit condition also requires that the project applicants fund
and prepare a Feasibility Study in consultation with the SHBSB. The Feasibility Study’s purpose
is to analyze the feasibility of incorporating the design elements we developed into future options

Derek M. Shaw, Executive Director « 1102 Q Sireet, Suite 5100, Sacramento, California 95811 - (916) 445-7627
Department of General Services » State and Consumer Services Agency o State of California » Edmund G. Brown Jr., Governor
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STATE HISTORICAL BUILDING SAFETY BOARD

for the development of the site and determine the appropriate type and intensity of use for the site.
This requirement for the SHBSB involvement is also peculiar to this property and it was also
incorporated into Deed Restrictions that were recorded against the property and remain in effect
today.

¢ In 1994 and 1995, on behalf of the SHBSB, Mr. Henderson, Mr. Mackensen and I consulted with
the project architects, James A, Alcorn & Associates, regarding the future development of the
property. The involvement of Mr. Alcorn and myself continues fo be important as we are
particularly knowledgeable about the cottages and because we both worked in them early in our
architectural careers in the 1970s. This consultation resulted in the March 1995 Feasibility Study
identifying a four townhome design that incorporated the required design elements and complied
with the scale and character of the demolished structures, to the maximum extent feasible.

e In a letter dated March 15, 1995, the Coastal Commission advised the property owner, Don
Allison of Allison-Zongker, that the March 1995 Feasibility Study complied with the Feasibility
Study Special Condition of the above-referenced Coastal Commission Permit. A copy of that
letter is attached.

The four townhome project proposed in the mid-1990s did not move forward for a variety of reasons
having nothing to do with these Coastal Commission Permit issues. In the intervening years I continued
my private practice as a Historic Preservation Architect, served as the California State Historic
Preservation Officer, and am currently serving my second term as the Chairman of the Advisory Council
on Historic Preservation, promoting preservation on the national level. I am also a current Member of the
State Historical Building Safety Board. Neither John Henderson nor Robert Mackensen are practicing
any longer, so I am the sole member of the SHBSB with the requisite, extensive knowledge of the
cottages, design elements and the applicable conditions of approval that apply only to the property at
issue.

Review of the Three Townhome Desisn

As you are aware, a three townhome project is now being processed for approval. I am once again acting
on behalf of the SHBSB in a pro bono capacity with respect to the review of the enclosed Feasibility
Study and project design. The proposed project has been reduced from four to three townhomes, which
provides greater separation between the buildings, increased setbacks from Coast Boulevard and less
massing along the street. Nonetheless, the Feasibility Study, and scale and character issues are still the
- same as they were in the 1990s and the recorded Deed Restrictions are still in effect.

The Project Architects, Alcorn & Benton, have provided me with the enclosed October 2013 Feasibility
Study and the proposed architectural plans. Based on my experience, I reviewed that documentation
along with the recorded 1992 Historical and Character Defining Elements of the Green Dragon Colony.
On a number of occasions I contacted the Project Architects to discuss matters regarding the proposed
new design. My review and those discussions resulted in changes to the project.

Conclusion

The Coastal Commission Permit requirements and the SHBSB’s involvement in this process are
extremely unique as the conditions were specifically designed by Coastal Commission staff to solely
address the unusual circumstances pertaining to this property. The conditicns do not set a precedent for
review of other projects by the SHBSB, but the SHBSB was and is the appropriate entity to serve this
consultation function for this property. Similarly, my professional service as a practicing Historic
Preservation Architect, the California State Officer of Historic Preservation, the Chairman of the
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ATTACHMENT 9

Advisory Council on Historic Preservation and a current member of the SHBSB makes me the right

person to consult on the updated Feasibility Study, on behalf of the SHBSB.

I have now concluded the required consultation on behalf of the SHBSB. It is my professional opinion
that enclosed Feasibility Study dated October 2013 adequately addresses the feasibility of incorporating
the recorded 1992 Historical and Character Defining Elements of the Green Dragon Colony into the
redevelopment of the property and complies with the Coastal Commission Permit requirements. The
current three townhome design, as reflected in the plans attached to this Feasibility Study, also retains the
scale and character of the former cottages to the maximum extent feasible, using the recorded criteria and

design elements.

I will be happy to respond to any questions from you or your staff,

Sincer B
Milford Wayne Donaldson, FAIA
Representative

State Historical Buijding Safety Board

ce:  Derek Shaw, Executive Director
State Historical Building Safety Board

Alan Dreyfuss, Chair
State Historical Building Safety Board

Attachments:

¢  Exhibit E of Permit #A-6-1L.JS-91-168-R-2

s Letter dated March 15, 1995 from the Coastal Commission
e  October 2013 Feasibility Study by Alcom & Benton Architects with Plans
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) ‘ : 1448
7 RISTORICAL AMD ARCHITECTURAL CHARACYER BEFIMING ELEHENTS
OF THE GREEH 8RAGON COLOAY

24 3~ Refer to the atisched site
plae for Aress : '

The rotatienship betwean the four stisetyres amd the site, seluding space
Betuson structures ond the foliowing physice) alememts, are sigrificant designm
elosents pepresantative of the scale and character of the Eraes Pragon )
Cotany. Strocterss sheuld laciuvde a mix in design (Lo, dusgeliew style,
@, ), size, and eusatily, reflective of the historic strusteres which alse
cmrisad & variety of dassign styles. The orientatlon end relaticaship of ¢he
stryetores to the property laes {s shotm on the attiched site plan gad
photographs sebalitted by the appiicant purstant ¢ 3pecis) Conditien ¥e. 5.

Walkways - Hew wa Ykways should have $iold stons lined or
faced borders. Ewposed retaining walis sheulsg be
faced with field stone. :

Staivumys~ At Lot 30, it is reconmended that a straight and
vertical stairway similee to the existing 4 ¢oot
wide wond stair that esrrantly trasersss the
south side 5f the site frop the upper sidewellk to
the Cosst Bivd. sidewalk be fneluded 1B new
developrant in the sane location or in glose
proximity to the locatlon of the existing
stairwey. This staimny 1s one of the chavacter
defining elements of the property &nd §ts
pistorical character and pubiie use should be

protected.

Any new statrusvs on the site should include wond

stepy ’ -
tandsesping Existing wature trees should ramain oo the site

and be protected.

Hew Yandsceping materisls fntroduced to the site
should be native Califeraisn species and
compatible in character with the Jandscaping
shown on photographs dated 7/3/91 mad plans
spbmitted on 3723/92 14 the Cummission.

Dverstory Plants - Mo palme should be uzed en ghe
site. Efforts should be made to enhsnce the
existing theme ysing Terrey Plaes, Eucalyptus and
Honterey Cypress tress,

{Rovised 8/7/82)
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Significant B@s'ign E?mnts -
frgen Sra goa Calteny - L& Joils

begust 7, 1992
Page 2

iren 1.

4 view corridor axigts s erea 34 apd &
comparabie corridor Should be msiatsinmed acvress
the site fn new dovelepment.

Exterior Materdials

‘Foundations

Elaor

Projecting Bay

Prqjecﬁng Flooars

Hindows

perdzental shiplap vortical board &
clapbesrd 3tding w/
corner boards

X6s max. dimensien.
vortiesl board &

patten siding, average
gfize 1X4, but in @0 ease
%o enceed 1X12

3ize IX4 to 1X312

Boayd and batten sidimg should express the §leer
Hne w/ & waler step at the run of the board ond
batiens at the flesr Yne. The waterstsp should
Be flush with the battens. AL esves. trim board
should be flush with the battens. 8lackine

should be used between the rafters.

Where expused faced

w/roynded river bottom
steae, 6-12 inckes in
dismster, typical size

ard [4 lates

Sams 83 Aves Y

‘Recomuended with shed roofs locsted beloy the

matn building raof with refters that praject 2
alniees of & iaches.

Recomeended when supported by decorative bratksts
similar ¢o those existing.

/gl agonnl

Yeaded glass. all
trindons wooad zash
trim, M3 or 184
meK, . windows
doudle heng,
cesepsnt ané
siidiag

XL AN vy
Sra:}ect hy bays
w/small panes, wulti-
Jight wood casesent
windows w/voed
ssntias, simpie trim.

Nrernr AAOVHORRLR? . TOUE NN QN 10Q7.A%R17Q Pana-

batten 2idiag. avg.

—

I i

] e

bt 10 2+ a2t v i by gttt TR & S P, PR, TPt S s bR 8 S

3 n e e

¥

o

e
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Stenificant Sezign Ziessals -
Srean Bragen Celeay - La Jella
Akgust 7, 1982 g
Page 3 |

. Hindows in sech building should bave 5 - .
cobination of -3m31l asd large wimdsw types.

Each facsde shounid have & cesbisstion of these
featyres: windows, doors, well msterisis., -

ol

T

Where existing wWindows hawe bewn salvaged, thess
should be used &5 podels for siallsr new windows.

Besrs : B Bsay

Srafysien Doors (muiti-gsneled)

Chimmeys At teast one chinmney shall be dacluded and be
conpased of brick.

s

Beaf Forms

.3hed Roofs gently piteched fire retardant
Fire. retardant wood : woad shimgies
shingies, with : shakes not

recesmended

e i g

= .~:i..

| IO AINNOO/MATHOITH 0D NYS ‘SNVAS P LLINNY ‘SOHODEY TWIOHHO0

shakes a6t maamx;dad

.Bable Boofs bn Lot 3%, piteh & dn. 32, gently curviag
. wveentng gables wilh five retardant wood
shinglas. Shtms not reconmended,
'S abinsg

Hip Roofs Hederately sloped 2 4n. 12 wia. w/ fire Potardant
wond 3hingles, Shikes not recowsendsd.

’

.Shatlow Piteh fomposition shingles or rolt roafing W/ membrane
‘poof w/ cap shest or rell reofiag.
£ 't _av .

The size 2rd farins of pupaced paflar t2itc on beord snd budten sided
bui 1dings and clapboard slded bulldings should be sieilar Lo these originsily
contained in the struetuves.

Ait of the following should be consistent with the eriginal size snd facing:
the projection of the roof at the 3ble end, the save projeciiss of gabis
voofs, the projections of the hip snd shallew pitch flat vwofs,

dew §ioht Fixteres ~ Exterior pew light fixtures shovld be reproduction
Bgrafeaman® pertad fivtures.

ety

"

ATTA
TAL NN20° SN 1002.82R136 Baas: Ad nf.AR . RAl BH CHMENT e
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e

s

Stgnicicant Besign Clements -
Grgam Bragen Celony - L2 Jolle
desyst 7, 1952

fage 4

Ares 3,

gsparaliy, oriontation of bullding: zhauld B similar %o $hads Showm on 2w
agsched 3i%e plsn. .

Ba Lots 30 sad 31, buildings should be sriented fn & sistlar dirsetion ts
ghose that provisusly existed 8s shown on the attached ¢ife plan.

TR

YAFIO ALNNOVHEOUOOTY ODHIT MYS ‘SNYAS ¢ JLLINNY ‘SOHOIRY TINLI0

frigimal buildings wery Droken up into many plames with Seall offsets. It s
recosvpended that mcw construction aot hove any well run Jonger thap 28 faag
horizontsily. Hore often, walls sheuld be breken up oith bays, reewsses oF
prejactions ar 2 chonge 4 the wall surfece materisl.

patterns ~ grouping of largsr bands of windows en the facades. Yiew windews
oh the north and morthwest should be lecated high on the facade. 811 wimdess
shoutd be ¥ te 1 172 or 1 to 2 vertically orienzed. Fifty pereent of the
fscade moy be glazed in groupings of wifdows of 2 to 3 elememts,

Seall windows gnd 28811 prejecting .aags sheuld have sesiler panes with
vartical or horizontel omphasis.

falars

The pelotte of colers should pelate o Bnd Do sImilar to thut o30d on the

existing buiidiags. Color fests should be conducted on material salveged frem
the existing buiidiags to determine exuc? colors wsed. Generally ecalors wore
suted avangss, grayed ersens, bhurat umbers snd other muted wealbéred ceolars sf

8 wBrm hue. ) .

Hote: Underlinad design elemeats 1isted hersis {other then basdismgs mndsfer
titles} {ndicate dusign slements (rom spplfeant’s sz,

(17454} : - .

' ATTACHMENT
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CALIFORNIA COASTAL COMM!SSQON - .
- SAN DEGD COAST ARga . :
3181 Camis BEL RBIO ROSTH, Sure 288

San DIEGD, €A 21081728
o1 2218628

Mareh 13, 1995

Mr. Don Allison
Allison-Zongker
1298 Prospect Street
LalJolla, CA 92037 -

Re: Feasibility Smdy Dated Maxch 6, 1995 for the Green Dragon Colony/
CDP #A-6-LIS-91-168-R-A2 ,

Dear Mr. Allison:

Thank you for the final version of the feasibility study for the Green Dragon Colony
dated Januvary 1, 1995 and subsequently updated-on March 6, 1993, incorporating .
changes pertaining to the design element for a view. corridor on or across the subject site.
‘We have concluded our review and find that the study is now complete. The study
adequately addresses the feasibility of incorporating the identified historical design

. elements into any redevelopment proposal for the subject site, which is located at 1241-
43 Coast Beulevard and 1260 and 1268 1/2 Prospect Street, La Jolla, San Diego, San
Diego County (APN 350-050-171). Therefore, you have satisfiéd the requirements of

- Special Condition No. 2(b) of the above-referenced permit. Thank you very much for
your patience and cooperatxon in this matter.

Laurinda R. Owens
Coastal Planner
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~eher Gl _sles, Jack ) /“%nzﬁ/Zf ALY

}Part It - To be completed when property is held by a corporation or partnership ' |

Legal Status (please check):

r Corporation %'-_ Limited Liability -or- M General) What State? Corporate |dentification No.

Vf’artnership

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application for a permit, map or other matter

as identified above, will be filed with the City of San Diego on the subject property with the intent to record an encumbrance against
the property.. Please list below the names, tities and addresses of all persons who have an interest in the property, recorded or
otherwise, and state the type of property interest (e.g., tenants who will benefit from the permit, all corporate officers, and all partners
in a partnership who own the property). A signature is required of at least one of the corporate officers or partners who own the
property. Attach additional pages if needed. Note: The applicant is responsible for notifying the Project Manager of any changes in
ownership during the time the application is being processed or considered. Changes in ownership are to be given to the Project
Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership
information could result in a delay in the hearing process.  Additional pages attached [ Yes [ No

Corporate/Partnership Name (type or print): Corporate/Partnership Name (type or print):
[\ Owner [ Tenant/Lessee KZ Owner ™ Tenant/Lessee
Street Address: Street Address:
’?S(\ bor - AT Prospec T Alcon-Zom < Rar . DA% Bescact
City/State/Zip: - City/State/Zip: - A
Lo \olle CA |20 Lo 4N en C!Pv A2ORT
Phone No; Fax No: Phone No: Fax No:

(%gg) 454 3@2\ %g‘a %9“* 2448 £8€%\ 4S4-3o381 VST~ 4EHY-2448

of Corporate Offigér/! Name of Corporate Officer/Partner (type or print):

b
arui

L
Title (type or m

Stgnat\ﬁéN ALLSON Date: (0 - 25- © m )KNF\ Da‘tg 2 - 1o
Corporate/Partnership Name (type or print): Corporate/Partnershlp Name (type or print):
™ owner [7 Tenant/Lessee [~ Owner [ TenantLessee
Street Address: Street Address:
City/State/Zip: City/State/Zip:
Phone No: Fax No: Phone No: Fax No:
Name of Corporate Officer/Pariner (type or print): Name of Corporate Officer/Partner (type or print):
Title (type or print): Title (type or print):
Signature : Date: Signature : Date:
Corporate/Partnership Name {type or print): Corporate/ﬁartnership Name (type or print):

[ Owner 7 Tenant/Lessee I~ Owner [ Tenant/Lessee

Street Address: Street Address:

City/State/Zip: City/State/Zip:

Phone No: Fax No: Phone No: Fax No:
Name of Corporate Officer/Pariner {type or print}: Name of Corporate Officer/Partner (type-or print):
Title (type or print): Title (types or print):

Signature : Date: Signature : Date:
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OWNERSHIP DISCLOSURE STATEMENT
PROJECT NO. 224418

Donald C. Allison, Managing General Partner
Janet A. Allison, General Partner

William L. Zongker, General Partner
Elizabeth K. Zongker, General Partner

Earl D. Peterson III, Limited Partner

Adella M. Peterson, Limited Partner
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PO Box 889, La Jolla, CA 92038 President: Tony Crisafi
http://www.LaJollaCPA.org Vice President: Rob Whittemore
Voicemail: 858.456.7900 Treasurer: Jim Fitzgerald
info@LaJollaCPA.org Secretary: Dan Allen

La Jolla Community Planning Association
Regular Meetings: 1" Thursday of the Month
La Jolla Recreation Center, 615 Prospect Street

Thursday, 19 May 2011
FINAL MINUTES — RESCHEDULED REGULAR MEETING

Present: Cynthia Bond, Devin Burstein, Laura Ducharme Conboy, Michael Costello, Dan Courtney,
Tony Crisafi, Jim Fitzgeraldy Orrin Gabsch, Joe LaCava, Tim Lucas, Nancy Manno, Ray ¥eiss, Rob Whittemore.
Absent: Dan Allen, Tom Brady, David Little, Phil Merten, Greg Salmon.

1. Welcome and Call To Order:\Tony Crisafi, President @ 6:09 PM.

President Crisafi invited newly elected Trustee Cynthia Bond to come forward and to be sworn in as a
Trustee of the La Jolla Community Planning Association. President Crisafi administered the Oath of Office and
offered congratulations to Trustee Band.

2. Adopt the Agenda: Approved Motion to adopt the Agenda, (LaCava/Courtney 11/0/1)
In favor: Bond, Conboy, Costello, Courtney, Fitzgerald, Gabsch, LaCava,/Lucas, Manno, Weiss, Whittemore.
Abstain: Crisafi.

3. Meeting Minutes Review and Approvak; 07 April 2011

Approved Motion: Motion to approve the Minutes of April 07, 2011, (Courtney/Weiss 9/0/3).
In favor: Conboy, Costello, Courtney, Fitzgerald, Gabsch, LaCava,/Lucas, Manno, Weiss.

Abstain: Bond, Crisafi, Whittemore.

4. Elected Officials Report — Information Only
A. Council District 2 — Councilmember Kevin Faulconer

Rep: Thyme Curtis, 619.236.6622, fcurtis@sandiego.qo
Ms. Curtis was not present.

B. Council District 1 — Councilmember Sherri Lightner
Rep: Erin Demorest, 619.236.7762, edemorest@sandiego.
Ms. Demorest was present: noted Mayor Sanders/released a rayvised budget for fiscal 2012: proposed restoring
Recreation Center hours of operation. Councilmember Lightner is 'working on restoration of Library hours and
elimination of Fire Engine “Brownouts.” Ms. Demorest, noting Colincilmember Lightner’s ongoing commitment
to repair La Jolla streets, requested that community members continye to report potholes. Trustee LaCava
requested information on Fire Engine “Brownaolts,” per Ms. Demorest:\there are none in La Jolla. Trustee
Costello requested information on update tg the La Jolla PDO. Trusteg Fitzgerald requested information re
funds for Code Enforcement: Ms. Demorest responded funds were not gvailable. LJCPA Member Ms. Carol
Hernstad noted the landscape at the entyance to La Jolla was not welcoming: Ms. Demorest noted her
concern/will meet with Ms. Hernstad for follow-up. Trustee Courtney noted additional landscape/trash
problems. LJCPA Member Melinda Mey eather requested information ol Princess Street Beach access:
Councilmember Lightner will prepare lgtter addressed to the Coastal Commissfgn.

5. Non-Agenda Public Comnient
Issues not on the agenda and svithin LICPA jurisdiction, two (2) minutes or less.
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Minutes of the La Jolla Community Planning Association, 5 May 2011
Page 5 of 8

Approved Motion: Motion to approve La Jolla Community Planning Association Joint Committees
and Boards Appointees as listed on the draft document dated 05/18/2011, with the exception of
Developrmient Permit Review Committee appointee Paul Benton.

(La Cava/Manno 12/0/1).

In favor: Bondy Burstein, Conboy, Costello, Courtney, Fitzgerald, Gabsch, LaCava, Lucas, Manno, Weiss,
Whittemore.

Abstain: Crisafi.

Approved Motion: Motjon: In the La Jolla Community Planning Association’s ¢éntinuing
commitment to the Joiht Committees and Boards Process: to ratify the recommimendations made by
the LICPA’s Sister organizations, as shown on the draft document dated 05/18/2011, with a
correction: those appointees designated “"LIBID” are now correctly listed as “La Jolla Village
Merchants Association” appointees, (LaCava/Burstein 10/1/2).

In favor: Bond, Burstein, Conboy, Cgstello, Courtney, Fitzgerald, Gabsch, Lagava, Manno, Weiss.

Oppose: Whittemore.

Abstain: Crisafi, Lucas.

Addition to Presidents comments: President Crisafi acknowledged the difficulties encountered by Trustees
regarding this rescheduled regular meeting and thanked Trustees for their courtesy in rearranging schedules.

F. Ad Hoc Committee on Policies — 1% meeting was Wed, Maf 18", 5:30p (see attached draft appeals bylaws).
Trustee Burstein reported: the initial meeting was 05/18/2011. The next meeting will be scheduled and noticed
in June. Trustees and LICPA Members are encouraged Ao participate.

8. CONSENT AGENDA — Ratify or ReconsidepCommittee Action
Consent Agenda allows the Trustees to ratify agtions of our joint committees and boards in a single vote with no
presentation or debate. The public may commaent on consent items.

> Anyone may request that a conseyit item be pulled forwreconsideration and full discussion.
- Items pulled from this Consent Agenda are automatically trailed to the next CPA meeting.

PDO — Planned District Ordinangé Committee, Chair Ione Stiegler, 2"*Won, 4pm

DPR — Development Permit Re¢iew Committee, Chair Tony Crisafi, 2™ &3™ Tues, 4pm
PRC — LJ Shores Permit Reyitw Committee, Chair Helen Boyden, 4™ Tuesh\4pm

T&T - Traffic & Transportétion Board, Chair Todd Lesser, 4® Thurs, 4pm

A. La Jolla Foundagion

PDO ACTION: Thé committee moved to endorse the applicant requesting the Mayor to approve the
La Jolla Foundation’s Art Program, (Various Sites in La Jolla - Placement uf privately funded art), as
outlined in the letter with the additional criteria of: 1) incorporating the City Municipal Code
signage maintenance language; and 2) limiting the acknowledgement plaques to a maximum size of
one square foot. 6-0-1

B. EAST CLIFF / GABLES / JACK O'LANTERN TOWNHOMES (formerly Green Dragon)

DPR ACTION: Motion to approve a Coastal Development Permit to construct 3 for rent single family
residences: 1241, 1245, 1249 Coast Blvd., and findings can be made for Variance requests (two
issues) from: 1) the PDO requirements of 75% minimum of structure’s street frontage length and a
50% minimum of the Gross Ground Floor Area be retail, and 2) the LJ PDO 159.0405(c) and LDC 14
02 05 page 40(8) (A) to allow three driveway curb cuts. 6-0-0

C. BENSON 5970 RESIDE
DPR ACTION: Motion to appro
demolish existing residence
residence on a .65 acre lo{<'6-0-0

Coastal Development Permit and Site Development Permit to
amino de la Costa), and construct a 7,689 SF single-family
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Minutes of the La Jolla Community Planning Association, 5 May 2011
Page 7 of 8

s
In favor: Bond, Burstéiq, Conboy, Costello, Courtney, Fitzgerald, Gabsch, LaCava, Lucas, Manno, Weiss,
Whittemore.

Abstain: Crisafi.

Prior to the Motion on Consent Agenda B: EAST CLIFF / GABLES / JACK O'LANTERN TOWNHOMES
(formerly Green Dragon): Trustee Gabsch expressed concern regarding parking. Project Architect
James Alcorn responded, Trustees Costello and Conboy responded. Trustee LaCava noted that the

'_.E findings for a Variance cannot be made and the application should be processed as a Planned
Development Permit. He did not feel the LJCPA should oppose this project and thus did not want to
delay the applicant by pulling the item."

Approved Motion: Motion: To accept the recommendation of the Development Permit Review
Committee (B): EAST CLIFF / GABLES / JACK O'LANTERN TOWNHOMES (formerly Green Dragon).
To approve a Coastal Development Permit to construct 3 for rent single family residences: 1241,
1245, 1249 Coast Bivd: findings can be made for Variance requests (two issues) from: 1) the PDO
requirements of 75% minimum of structure’s street frontage length and a 50% minimum of the
Gross Ground Floor Area be retail, and 2) the LJ PDO 159.0405(c) and LDC 14 02 05 page 40(8)(A),
to allow three driveway curb cuts, and forward the recommendation to the City.
(Costello/Fitzgerald 10/2/1)

In favor: Bond, Burstein, Conboy, Costello, Courtney, Fitzgerald, Lucas, Manno, Weiss, Whittemore.

Oppose: Gabsch, LaCava.

Abstain: Crisafi.

9. REPORTS FRON OTHER ADVISORY COMMITTEES - Information only
A. LA JOLLA COMMUNITY PARKING DISTRICT ADVISORY BOARD - Inactive
B. COASTAL ACCESS\AND PARKING BOARD — Meets 1% Tues, 4pm/Rec. Center

10. 2010 City Redistricting — Possible Action Item: See below

Previous LICPA ACTION: Pulled from the March /2011 consent agenda.

Previous PRC ACTION: The plans presented March 22, 2011, with the hydrology reports dated 2/28/11 (page 5
dated March 2, 2011) as presented with Finished Floor Elevation (414.46) as shown on Sheet A-2 Site Plan, dated
March 15, 2011 are compatible with the [LJ$'PDO and meet the requirements for a SDP. 4-3-0.

Presented: Colin Hernstad for the Appljcant: Mr. Hernstad discussed and dlarified the neighbors concerns
regarding water drainage and the overall size of the proposed residence. The drainage problems have been
solved to the satisfaction of the City afid of the neighbors on Sugarman Drive. The size of the residence, while
still large, has been reduced and landscaping and site placement of the residence has alleviated neighbors
concerns.

Trustees LaCava, Courtney, Fitzgerald, Lucas and President Crisafi commented/questioned: La Jolla
Shores Permit Review Committge Chair Helen Boyden and Mr. Hernstad responded. Ms. Boyden
acknowledged the effort expepided by Mr. Hernstad in accommodating neighbors concerns.

Trustee Lucas will support the Motion/continues to have conéern re size of residence/noted the exemplary
conduct of the Applicant ahd Applicants representative, Colin Herndon, in dealing with neighborhood concerns.
Trustee Gabsch will support the Motion, noting his pleasure with, the 80’ setback of the residence.
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PROJECT DATA SHEET

PROJECT NAME:
East Cliff, Gables, Jack O’Lantern PTS#224418

Construction of three detached, single-family residences over basement
garages on a 0.91 acre site located at 1241, 1245 and 1249 Coast
Boulevard.

PROJECT DESCRIPTION:

COMMUNITY PLAN AREA: La Jolla Community Plan

Planned Development Permit, Coastal Development Permit and Site

DISCRETIONARY ACTIONS: .
Development Permit

COMMUNITY PLAN LAND USE
DESIGNATION: Community Commercial

ZONING INFORMATION:

ZONE: 1A
HEIGHT LIMIT: 30-Foot max. height limit
LOT SIZE: 40,000square-foot minimum lot size
FLOOR AREA RATIO: 1.3 maximum
FRONT SETBACK: No requirement
SIDE SETBACK: None required
STREETSIDE SETBACK: N/A
REAR SETBACK: N/a
PARKING: 12 provided 9 required

LAND USE DESIGNAT!ON & EXISTING LAND USE
ADJACENT PROPERTIES: ZONE
NORTH: ;mgle Family Residential; RS-1- | Parks - Active
SOUTH: Retail/Visitor Commercial Arterial Commercial
Zonel
EAST: Retail/Visitor Commercial Arterial Commercial
Zone 1A
WEST: Retail/Visitor Commercial Arterial Commercial
Zone 1A
Multi-Family Zone
Zone 5
DEVIATIONS OR VARIANCES ; S:i(\)/lg\:\?aﬂ(;?lgﬁ:nrceeg :i\a;lgistgnce regulations
REQUESTED: ' ¥ € :
COMMUNITY PLANNING GROUP ,
RECOMMENDATION: Approval
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ATTACHMENT 13

EAST-CLIFF, GABLES &
JACK O'LANTERN ggreen prson

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:

THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date: 19 APRIL. 2011
Revisions:

16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 0CT 2013

Sheet Title:

VIEW FROM COAST TS_
BOULEVARD| s o«

© 2012 Alcorn & Benton Architects  att rights reserved.

These drawings and related project instruments of service are the property of the Architect and they shall neither be executed nor used for any other work
except by agreement with the Architect. Written dimensions take precedence over scaled dimensions end shall be verified in the field; any discrepancy shail be
brought to the attention of the Architect prior to commencement of any work.




WASERVER\pentorGreen Dragon - €61 Townhauses\l Architecture\TS-2 section dwg, 4/9/2014 1202:37 S8, Adobe POF

Site Section

Scale: 1/4"=1"-0"

T
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EAST-CLIFF, GABLES &
JACK O'LANTERN g een dregr

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES

KEY PLAN (NTS): Date: 19 APRIL 2011
Revisions:

16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11.0CT 2013

Sheet Title:

SITE SECTION T S-

Sheet 2 of 32

© 2012 Alcorn & Benton Architects  au rignts reserved.

These drawlngs and related project instruments of service are the property of the Architect and they shall nefther be executed nor used for any other work
except by agreement with the Architect. Written dimensions take precedence over scated dimensions and shall be verified in the field; any discrepancy shafl be
brought to the attention of the Architect prior to commencement of any work.




NOTES

The proposed project Is located al 1241-1248 Coast Boulsvard,
within the La Jolla Planned District, Zona 1A, Ihe Coaslal Helght
Limitation Overtay Zone {Prap D, CHLOZ), Coastal Overlay Zona
{appeal able lo the Coaslal Commission), Parking Impacl
(coastal and beaches) Overlay Zone (PIOZ). end Residential
Tandem Parking Overlay Zone (RTPOZ), of he La Jolla
Community Plan (LICP) and Local Coastal Pregram {LCP).

The project sila is subject o Coaslal Rescurce/Sensitive Coastal
Resource & La Jolla Planned Districl Permit (38-0755).

Provide bullding address numbers, vislble and legible
from the slreet or road fronting the proparty par
FHPS POLICY P-00-6 ( UFC 901.4.4)

Project history and Plan Historic Staff indicate that the Green Dragon
Calony sile is designaled as HRB Site #84 & that the former cottages on
the sila wers subsaquently Included In that designation before they were
ramoved, afier which tha land-only designalion was restored, The project,
‘musl comply with the former Coastal Development Pamiis

{No's A-B-LJS-91-168-R. FB245-A1, and F8845-A2). Thesa pamiis
raguira any new developmant on-slte to be sympathatic o the ordginal
structuras and Include a required list of archlleclural and sHa slamanis,

Prior lo the is: of any
‘shall ncorparate any canstruction Best

permil, the O T nitles
Practices

Projecl Name: Eas! Cliff Gahles  Jack O'Lantern  of Green Dragon Colony
Sq. i 2,267SF  2838SF  2,3405F
Address: 1241, 1245, 1249 Coast Boulevard, La Jolla, CA 52037
between Brockton Villa and Goldfish Poinl Café
APN: 350-050-17-00
Base Zone:  LJPD-1A
Overlays: Coastal, Coastal Height Limit,
Parking Impacl Overlay Zone - Beach Impacl & PIOZ Coastal Impact,
Residential Tandem Parking
Applicsnt;  Allison Zongker, L.P,
A Califamia Limited Partnership
1299 Prospect SL, Suite 34,
La Jolla, CA 92037
(858)454-3031
Agent: Alcomn & Benton Architecls
T757 Girard Ave.
La Jolla, CA 92037
(B58}459-0805

10 comply with Chapter 14. Article 2. Division 1 {Grading Regulations)
‘of the Municipal Cade, into the conslruction plans or specifications.

Prior 1o the issuance of any consiruction permil, the OwneriPermites
shall submit a Water Pallution Contral Plan (WPCP). The WPCF shall be
prepared in accordance with the guldalines in Appendix E of the City's
Storm Water Slandards.

NESTING BIRD DISCLOSURE - Please note that nesting birds may be
present during construction, and are protected under US and Stale Law
Including the Federal Migraiory Bird Treaty Acl and in particular CA law -
Fish and Game Code - Section 3503. COFG Code 3503 slalas:

“Itis unlawful lo take, possess, or needlessly destroy the nest cr eggs

of any blrd, excepl as otherwise provided by Ihis code or any regulatian
made pursuant thereto,”

I gectechnical borings are compleled, oblain a grading permit under
Gity Bullstin 560 in order to develop a plan to avoid polential historical
rasaurces which are known to be In the area,

L Lots 30, 31, 32 in block 58 of La Jolla Park
in the Cily of San Diego, County of San Diego,
Slale of California, accarding to map thereof
No. 352, fled In the effica of the caunty recarder
of San Disgo County on March 22, 1887.

Scope of Work: Construct ihree (3) new lownhomes known as
East CIiff, Gables, and Jack O'Lanlem
on the slta ( exsting struclures constructed In 70s ).
Required discrationary penmits of LUPDO & COP

Sile Area; 30,640 5L

Building area: 7,545 s.f. {New) + 21,150 s.t. (Existing) = 28,895 s.f. (Total)

FAR: 73% (Allowable 1.3, see A0.4 & AD.5 for additional Information

FOR NOTES ON HEIGHT SEE SHEET A1.1

Site Section @ East CIiff

Scale: ;=1 -0"

[EEERRNE]

e ar

ecrion
Scaler By =1 -0"
"
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Site Section @ Gables

Scale: B’ =1-07

sr s eraer B d

PLANNED DEVELOPMENT SUMMARY -
PROPOSED DEVIATIONS

AND STREET FRONTAGE RATHER THAN RESIDENTIAL USES

JOLLA PLANNED DISTRICT ARTICLE 9, APPENDIX D, §3 REQUIRES A MINIMUM
SEPARATION OF 150 LINEAR FEET); AND

- SDMC §159.0306 (A), WHICH WOULD REQUIRE RETAIL USES ON THE GROUND FLOOR

- SDMC §142.0560(J)(8), WHICH LIMITS THE NUMBER OF DRIVEWAY OPENINGS TO A
MAXIMUM OF ONE DRIVEWAY FOR EACH 100 LINEAR FEET OF STREET FRONTAGE (LA

- SDMC §142,0521(F), REQUIRES A MINIMUM DISTANCE OF 20 FEET BETWEEN THE

e v

@ Site Section @ Stairs

Scale: i =1-07

ANY DAMAGED SIDEWALK ALONG
PROJECT FRONTAGE ON PROSPECT 4
STREET SHALL BE REPLACED WITH

SAME CITY SCORING PATTERN 2 y
£t

i

! N
- H N
R N
4 ; L
o i 9
N
¢ N
£ BUILDING 1 ™,
Lot p) 12708 1274 N
3 PROSPECTST.

ATTACHMENT 13

Ooo00O O 0O

BULDING2 N
1260, 1262,1262 4, %
1264, 1264 %, 1266, N
1268 PROSPECT ST. N W

RS
BUILDING 3
1258, 1260
PROSPECT ST, s

AREA OF WORK

LIMITS OF CDP A-6-L.JS-91-168

REMOVAL & DISPOSAL OF 360 LF. OF
EXISTING 10' WIDE SIDE WALK WITH
‘CURB & GUTTER, FROVIDE NEW 10' WIDE
SIDEWALK WITH PARKWAYS PER
LANDSCAPE PLAN AND PER CITY

JACK O'LANTERN
700"

iy | BUILDY
1255 Coner BLVD,

AREA OF WORK

LIMITS OF CDP A-6-LJS-91-168

SIDEWALK AND THE ENTRANCE TO A GARAGE, APPARENTLY FOR THE ESTABLISHMENT . /
OF A PARKING SPACE QUTSIDE OF THE GARAGE. THIS AFFECTS THE PROPOSED EAST - +
CLIFF TOWNHOUSE ONLY. s

FOR A DETAILED EXPLANATION SEE THE FINDINGS FOR THE PLANNED DEVELOPMENT B

PERMIT FINOINGS, BY THE OFFICE OF MARIE BURKE, ATTORNEY AT LAW AND ALGORN &

BENTON ARCHITECTS, DATED DECEMBER 2011, Scale: Bz =1-07

OF LA JOLLA STREET SCAPE MANUAL
WITH THREE ACCESS DRIVEWAYS PER
CITY OF SAN-DIEGO STANDARD
DRAWINGS G-14A AND +/- 300°
LINEAR FEET OF 6" CURB AND GUTTER
PER CITY OF SAN DIEGO STANDARD
DRAWINGS G-2 (TYPEH)
EASTCLIFF "
¥ 88.75" 3
o B N
’j{ \
H AN
'[ N
&
n \“M.A_ N 3
DY N - |
~ N wEEeC
e e T o LT T T T T LT L kel ) T & !
e N [ / @
e Eas ’ - A -
- —— J

s P 1

COAST  BLVD™~—-- e =

, EAST-CLIFF, GABLES &
§cl;riee%[:’|=c1]rl JACK O'LANTERN ¢ Green dragon

Colony
For parking see Sheets A0.7 & AD.8

For dim/tech info see Sheet A1.0 & A1.1 COAST BOULEVARD’ LA JOLLA' CA 92037

SCOPE OF WORK:

THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS):

Dale:
evisions:
16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 0CT 2013

19 APRIL 2011

Sheet Tite:

SITE PLAN, SITE SECTIONS & AO O
« PROJECT NOTES « .~

© 2012 Alcorn & Benton Archlitects  a rights reserved.

These drawings and related project Instruments of service are the property of the Architect and they shall neither be executed nor used for any other work
except by agreement with the Architect. Written dimensions take precedence over scated dimensions and shall be verified in the field; any discreponcy shalt be
brought to the ion of the Architect prior to of any work.
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ATTACHMENT 13

GFA & FAR OF EXISTING LOT* KEY
LOWER LEVEL AREA LOWER LEVEL AREA MAIN LEVEL AREA UPPER LEVEL AREA BUILDING OUTLINE - FLOOR AREA INCLUDED IN B U ‘ LD l N G COVERAG E
EXEMPTED FROM GFA | INCLUDED IN GFA INCLUDED IN GFA INCLUDED IN GFA TOTAL GFA FAR (777777773 -
: v (EXISTING & PROPOSED)
{E)BUILDINGO | o sF 0 SF 369 5F 0 SF 369 &F 0.93%
{E) BUILDING 1 OSF 1,785 SF 6,682 5F 934 SF 9,401 SF 23.72% 7 BUILDING NAME BUILDING COVERAGE
EXEMPT AREA FROM GFA - 113.0234(a)(2)(B
(E)BUILDING 2 |psF 388 SF 4,821 SF 1,048 SF 6257 SF 15.78% m EF ABV IS 86.0". (aX2E) (E) BUILDING 0 369 SF
(E)BULDING3  |ogF 1,061 SF 2,002 SF osE 3,063 SF 7.73% 86.0'-5.0'= 81" (E) BUILDING 1 7,419 SF
(E) BUILDING 4 | pgg SF 787 SF 1,642 SF 0SF 2,429 SF 6.13% OK TO EXEMPT WHEN GRADE @ 81' & HIGHER (E) BUILDING 2 4,821 SF
TOTAL 666 SF 4,390 SF 15,147 SF 1,982 SF 21,150 SF 54.29% M EXEMPT AREA FROM GFA - 113.0234(b)(5) (E) BUILDING 3 2,002 SF
: (E) BUILDING 4 1,642 SF
“LOT SIZE= 39,640 SF | (N) JACK O'LANTERN 2,444 SF
- SEE SHEET A0.2 FOR UPPER LEVEL & SIM CHART {N) GABLES 1,972 SF
- (E) BUILDINGS 0-4 ARE COMMERCIAL, RETAIL, ASSEMBLY, OFFICE & ACCESSORY USE 4o ) EAST CLIFF 1827 SF
¢ — BUILDING #0 TOTAL SF 22,196 SF
N\ MAIN LVL AREA = 369 SF
e N { (2 CAR GARAGE)
\ . LOT SIZE [s0.840 7
o
\ TOTAL (E & N} BUILDING l
PROSPECT STR N PROSPECT STR COVERAGE 56.0%

*INCLUDES OUTDOOR DECK

~
e
\
{

BUILDING #2
AAIN LVL AREA = 5,869 SF;

(1262, 1262, 1264, 1264%, 1266 &
126RPROSPECT ST)

\
~

AREA OF PROPCSED TOWNHOMES
FOR GFA & FAR SEE SHEET
AD.3 - AD.5

\ \ BUILDING #3

LOWER AREA = 1,061 SF

\ \ 7/ {1260 PROSPECT ST}

>
7

BUILDING #3
MAIN LVL AREA = 2,002
(1258 PROSPECT ST)

N /
Ed
“
)
, _
m' ’
> "
Z

Vd

00

i
>

BUILDING #2 AXERR 3
\ LOWER AREA = 388 SF [ BUILDING #1 \4
(1200 PROSPECTSD s Kk T8 ams PR R
&’ X
BUILDING #1 - vy, 6 ':.
LOWER AREA = \ Lo %% \
1,785 SF s X 5
(1270 PROSPECT 8T} * . UK
N\, ;:,:\

K A

"QQVQ‘Vvva\ \

%% & AT

>’~"9 NCOVERED X

REQUTROOR RECKS

W e AR P

) 7 SN ALY
’ PP EAST CLIEF
— " 4 BUILDING #4 g SBEAL AN,
+— EXEMPT - 666 SF \ . MAIN LVL = 1,642 SF 4 =
{1255 COAST BLVD) Tumcied. s
PPt L I-

\/ AREA OF PROPOSED TOWNHOMES
COAST BLVD FOR GFA & FAR SEE SHEET A0.3 - AQ.

e

| Jeewe [T EAST-CLIFF, GABLES &
J /][ JACK OLANTERN gigomn

\\\ Colony
T N\\\ COAST BOULEVARD, LA JOLLA, CA 92037
) T, oo SCOPE OF WORK:
~ Sy S S THREE NEW SINGLE FAMILY RESIDENCES
Q\\\i ————= / KEY PLAN (NTS): ﬁz:/ei;ions: 19 APRIL 2011
— - 18 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 OCT 2013
MAIN LEVEL AREA ANALYSIS OF EACH BUILDING
@ EXISTING LOWER LEVEL AREA ANALYSIS N @ (EXISTING & PROPOSED)
1"=20'-0" 1"=20-0"

Sheet Title:

EXISTING LOT GFA & FAR/| A().1
(N) BLD'G COVERAGE | » « =

© 2012 Alcorn & Benton Architects 4« rights reserved.

These drawings and related project instruments of service are the property of the Architect and they shall neither be executed nor used for any other work

except by agreement with the Architect. Written take p over scaled and shall be verified in the field; any discrepancy shall be |
brought to the attention of the Architect prior to commencement of any work.
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ATTACHMENT 13

GFA & FAR OF EXISTING LOT* KEY

LOWER LEVEL AREA LOWER LEVEL AREA | MAIN LEVEL AREA UPPER LEVEL AREA

EXEMPTED FROM GFA INCLUDED IN GFA INCLUDED IN GFA INCLUDED IN GFA TOTAL GFA FAR Lsddese  BUILDING OUTLINE - FLOOR AREA INCLUDED
(E) BUILDING iN GFA (TYP)

0SF 0SF 369 SF 0 SF 369 SF 0.93%
(E)BUILDING 1|0 5F 1,785 SF 6,682 SF 934 SF 9,401 SF 23.72% E——
(E) BUILDING BUILDING OQUTLINE BELOW
2 0SF 388 SF 4,821 SF 1,048 SF 6,267 SF 15.78%
(E) BUILDING
3 05F 1,081 SF 2,002 SF 0SF 3,083 SF 7.73%
(E) BUILDING
4 666 SF 787 SF 1,642 5F 0SF 2,429 SF 6.13%
TOTAL 668 SF 4,390 SF 15,147 SF 1,982 SF 21,150 SF 54,29%
fLOTSIZE= | 39,640 SF

SEE SHEET A0.1 FOR LOWER & MAIN LEVEL & SIM CHART

/

PROSPECT STR

BUJLDING #2
(1268 PROSPECT ST)

BUILDING #2

(1262 & 1264))
PROSPECT S

&, BUILDING #2
] TOTAL UPPER ARE
\ LEVEL = 1,048 SF AREA OF PROPOSED TOWNHOMES

FOR GFA & FAR SEE SHEET A0.3 - A0.5

UPPER AREA =
934 SF

EAST-CLIFF, GABLES &
JACK O'LANTERN ggeenoresor

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES

KEY PLAN (NTS): Date: 19 APRIL 2011
Revisions:

COAST BLVD

16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 OCT 2013

Sheet Title:

@ EXISTING UPPER LEVEL AREA ANALYSIS EXlSTING LOT GFA & FAR 1 AO =

1" =20 - 0" ] Sheet 5 of 32

© 2012 Alcorn & Benton Architects i rights reserved.

These drawings and related project instruments of service are the property of the Architect and they shall neither be executed nor used for any other work
except by agreement with the Architect. Written dimensions take precedence over scaled dimensions and shati be verified in the fietd; any discrepancy shall be
brought to the attention of the Architect prior to commencement of any work.




ATTACHMENT 13

East CIiff
Floor Bevation & Level Floor Area Deduction for Betow  GFA After "FAR
Grade Exemption Exenptions.
87.75 Upper Level 1,413 8F 00GSF 1,413 SF
77.75 Entry Lewe 1,568 SF “1,094SF 474 SF
Totat Unit Area 2,981 SF 1,887 SF
68.75 Garage Level 1,827 SF -1,447 SF 380 SF
Total Areaf 4,808 SF, 2,541 SF| 2,267 SF|__ 5.12%
Gables
Fioor Bevation & Leval Tioor Area  Deduction Tor Balow GFA After AR
Grade Exeption  Exarrptions.
89,00 Upper Lewe! 987 SF 000SF 987 SF
79.00 Mid Levet 1,813 SE 636 SF 1,177 SF
68.00 Entry Level 1,740 SF W6SF 774 SF
Total Unit Area 4,540 SF 2,938 SF
AN
N 60.00 Garage Lewe! 1,972 SF -1,872 SF 000 SF
™ Total Area] 6,512 SF| 5,574 SF| 2,938 SF|__ 7.41
\ Jack o'Lantern
N Floor Bevation & Level Floor Area Deduction for Below GFA After ‘FAR
Grade Exention  Exemptions.
N
. 81.00 Upper Level 1,301 SF 000 SF 1,301 SF
4 70.00 Mid Level 1,711 SF 7348F 977 SF
60.00 Entry Level 1,646 SF 1584 SF 062 SF
\QK Total Unit Area 4,658 SF 2,340 SF
51.00 Garage Lewet 2,144 SF 2,144 SF_ 000 SF
Totat Area] 6,802 8F 4462 GF] 2,340 SF] _ 5.90%
N East Ciiff, Gables & Jack O'Lantern
N Foor Bevaton & Leval Fioor Atea  Deduction for Below GFA Afler  FAR
Grade Bxemption  Exervptions
\ \ \ Total Unit Area 12,179 SF 5014SF 7,165 SF
| Total Garages 5,943 SF 5,563 SF 380 SF
N N
! \ \ / N 4 N Total Areaf 18,122 SF| 10,577 SF] 7,545 SF|  19.03%
! R
1 \ \ *Lot Size = 39,640 SF
i \ N N NOTE: Jack o'Lantern is outside of the original 1992 CDP permit area however it
{ \ will still confirm to the conditions of the permit. /f that area is not included in the
| permit area, the total area per zoning is 4,850 sf,
7
|

— EXISTING & PROPOSED —
GFA & FAR

EXSTING & PROPOSED GFA & FAR
FAR
**Existing 21,150 SF 54.29%
Proposed 7.545 SF 19.03%

Totat 28,695 SF] 73.

Allowable FAR = 130% (1.3) or 51,532SF

, ** For GFA & FAR of the existing buildings
see Sheet A1.0 & A0.2

JACK O'LANTERN FF ABV = 70.0'
70.0'-5.0'=85.0'

EXEMPT @ 65.0' & ABV

TOTAL EXEMPT AREA = 1,584 SF

COAST BLVD,

COAST BLVD.

JACK O'LANTERN FF ABV = 80.0°
60.0'-5.0'= 55.0'

EXEMPT @ 55.0' & ABV

TOTAL EXEMPT AREA = 2,144 SF

GABLES FF ABV = 68.0'

68.0'- 5.0' = 63.0'

EXEMPT @ 63.0' & ABV

TOTAL EXEMPT AREA = 1,972 SF

EAST-CLIFF, GABLES &
JACK O'LANTERN ¢f Green Dragon

19220~ 0"

1 SITE CUT @ EL 54.0° N | 2 SITE CUT @ EL 64.0'
"= 20'-0"

Colony
KEYNOTES LECEP COAST BOULEVARD, LA JOLLA, CA 92037
3 1)
[1] CONTOUR @ EXEMPT ELEVATION [5] RECESSED PORCH EXEMPT FROM GFA PER ANNRY  HATCHED AREA INGLUDED IN GFA SCOPE OF WORK:
SDMC 113.0234(b)(2) - PORCH IS UNDER SHADED AREA EXEMPT FROM GFA PER THREE NEW SINGLE FAMILY RESIDENCES
2 LINE CONNECTING EXEMPT 100 SF & 4TH ELEVATION IS 100% OPEN — KEY PLAN (NTSY: Date: 19 APRIL
ELEVATIONS (CREATING HATCHED AREAS) SDMC 113.0234(a)(2)(B) (TS R:vei;;ons. 0
[8] ROOF DECK EXEMPT FROM GFA PER SDMC 78 JUNE 2011
PORCH & BALCONY EXEMPT FROM GFA PER 113.0234(b)(5) - GUARDRAIL DOES NOT ™ g — (E) CONTOURS 12 JAN 2012
SDMC 113.0234(b)(1) - AT LEAST 2 OF THE EXCEED AN AVERAGE OF 42 INCHES IN 30 MAY 2012
ELEVATIONS ARE 40% OPEN OR AT LEAST 3 HEIGHT, OR EXCEED 54 INCHES IN HEIGHT “~_s__— PROPOSED CONTOURS 11 SEPT 2013
OF THE ELEVATIONS ARE 40% FOR OPEN - FOR AT ANY POINT 110CT 2013
PERCENTAGE SEE ELVATIONS & GFA DIAGRAM PROPOSED ELEVATION IN PLANTER
ONA2,0
PORCH/DECK/PATIO W/OUT ROOF EXEMPT
FROM GFA PER SDMC 113.0234(b)(1)

Sheet Title:

GFA & FARANALYSIS | AD.3

{  Shest B of

© 2012 Alcorn & Benton Architects it rights reserved.
These drawings and related project instruments of service are the property of the Architect and they shalf neither be executed nor used for any other work
ions take

except by agreement with the Architect. Written di over scaled dimensions and shall be verified in the field; any discrepancy shall be
brought ta the attention of the Architect prior to cammencement of any work.
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COAST BLVD.

EAST CLIFF FF ABV = 77.75'
77.75'-5.0'=72.75'

EXEMPT @ 72.75' & ABV

TOTAL EXEMPT AREA = 1,447 SF

GABLES FF ABV =78.0'
79.0'-5.00=74.0'

EXEMPT @ 74.0' & ABV

TOTAL EXEMPT AREA = 965 SF

JACK O'LANTERN FF ABV = 81.0'
81.0"-5.0°=76.0"

EXEMPT @ 76.0' & ABV

TOTAL EXEMPT AREA =734 SF

1 SITE CUT @ EL 74.0"
1" =20'- 0"

ATTACHM

— =
- ~1

ENT 15 — PROPOSED TOWNHOMES GFA & FAR ——
st Cliff
loor Bevation & Level Fioor Area g::::tg‘ezmlw ?:: "‘I::'Q::S *FAR

87.76 Upper Lewe! 1,413 SF 000 §F 1,413 8F
77.75 Entry Lewet 1,568 SF -1,004 SF 474 SF
Total Unit Area 2,081 SF 1,887 SF
68.75 Garage Lew! 1,827 SF -1,447 SF 380 8F
Total Area] 4,808 SF -2,541 SF} 2,267 SF; 5.72%
Gables
Fioor Bevation & Level Floor Area Deduction for Below  GFA After “FAR
Grade Exemption  Exernptions
88.00 Upper Lewel 987 SF 000 SF 987 SF
79.00 Mid Level 1,813 SF 638 8F 1,477 SF
68.00 Entry Lewel 1,740 SF -866 SF 774 SF
Total Unit Area 4,540 SF 2,938 SF
60.00 Garage Levet 1,972 SF -1.972 SF 000 SF
Totat Areaf 6,512 SF, 3,574 SF] 2,938 SF] 7.41%
Jack o'tantern
Flaor Bevation & Leve! Floor Area Deduction for Below GFA After "FAR

Grade Exenpion  Exerptions

81.00 Upper Level 1,301 SF 000 SF 1301 5F

70.00 Mid Lewel 1,711 8F -734 SF 977 8F

60.00 Entry Lewe! 1,646 SF 1,584 SF 062 SF

Total Unit Area 4,658 SF 2,340 SF

51.00 Garage Level 2,144 SF -2,144 SF 000 SF
Total Areay 6,802 5F) 4,462 SF] 2,340 5F] 5.80%

East Ciiff, Gabies & Jack O'Lantern

Floor Bevation & Level Floor Area Deduction for Below  GFA After "FAR
Grade Exenption Exemptions
Total Unit Area 12,179 SF -5,014 SF 7,165 8F
Total Garages 5,943 SF 5,663 SF 380 SF
Total Area] 18,122 SF| -10,577 SF} 7,545 SF|  19.03Y%

*Lot Size = 39,640 SF

NOTE: Jack o'Lantern is outside of the original 1992 CDP permit area however it
will still confirm to the conditions of the permit. If that area is not included in the
permit area, the total area per zoning is 4,850 sf.

A, y — EXISTING & PROPOSED —
GFA & FAR
EXISTING & PROPOSED GFA & FAR
GFA FAR
**Existing 21,150 SF 54.29%
Proposed 7.545 SF 18.03%
Total 28,695 SF| 73.32%

Allowable FAR = 130% (1.3) or 51,532S8F

** For GFA & FAR of the existing buildings
see Sheet A1.0 & AD.2

e

irdaal
[T IR I

COAST BLVD.

]

EAST CLIFF FF ABV = 88.75'
88.75' - 5.0' = 83.7%'

EXEMPT @ 83.75' & ABV

TOTAL EXEMPT AREA = 1,094 SF

GABLES FF ABV = 89.0
89.0'-5.0'=84.0
EXEMPT @ 84.0° & ABV

EAST-CLIFF, GABLES &

TOTAL EXEMPT AREA = 636 SF J AC K O' LAN T E R N %fo'GC)r:yen Dragon

@ SITE CUT @ EL 85.0'

1" =20'-0"

KEY NOTES

LEGEND

ON AZ.0

1] CONTOUR @ EXEMPT ELEVATION

LINE CONNECTING EXEMPT
ELEVATIONS {CREATING HATCHED AREAS)

PORCH & BALCONY EXEMPT FROM GFA PER
SDMC 113.0234(b)(1) - AT LEAST 2 OF THE
ELEVATIONS ARE 40% OPEN OR AT LEAST 3
OF THE ELEVATIONS ARE 40% FOR OPEN - FOR
PERCENTAGE SEE ELVATIONS & GFA DIAGRAM

PORCH/DECK/PATIO W/OUT ROOF EXEMPT
FROM GFA PER SDMC 113.0234(b)(1)

RECESSED PORCH EXEMPT FROM GFA PER
SDMC 113.0234(b)(2) - PORCH IS UNDER
100 SF & 4TH ELEVATION iS 100% OPEN

ROOF DECK EXEMPT FROM GFA PER SDMC
113.0234(b)(5) - GUARDRAIL DOES NOT
EXCEED AN AVERAGE OF 42 INCHES IN
HEIGHT, OR EXCEED 54 INCHES IN HEIGHT
AT ANY POINT

DRI  HATCHED AREA INCLUDED IN GFA

- SHADED AREA EXEMPT FROM GFA PER
SDMC 113.0234(a)(2)(B)

~ g — (E)CONTOURS
“~~_s __— PROPOSED CONTOURS

ez PROPOSED ELEVATION IN PLANTER

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date: 19 APRIL 2011
Revisions:

16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 OCT 2013

Sheet Tile:

GFA & FAR ANALYSIS | AO.

Sheet 7 of 32

© 2012 Alcorn & Benton Architects At rights reserved.

These drawings and related project instruments of service are the property of the Architect and they shall neither be executed nor used for any other work
except by agreement with the Architect. Written dimensions take precedence over scated dimensions and shall be verified in the field; any discrepancy shall be
brought to the attention of the Architect prior to commencement of any work.




ATTACHMENT 13

PROPOSED TOWNHOMES GFA & FAR ———

East Cliff

Fioor Elevation & Level Floor Area . Deduction 1o Baiow GFA After  "FAR

Grade Exempfion  Exerptions
87.75 Upper Levei 1,413 SF 000 3F 1,413 8F
77.75 Entry Level 1,568 SF -1,084 SF 474 SF
Total Unit Area 2,981 SF 1,887 SF
68.75 Garage Lavel 1,827 SF -1,447 SF 380 SF
Total Areaj 4,808 SF| -2,541 SF} 2,267 SF) 5.729

Gables

Fioor Bevaton & Level Fioor Area  Deduction for Below GFA Afler | "FAR

Grade Exerption  Exemptions

89.00 Upper Level 987 SF G0SF 987 SF

79.00 Mid Leve! 1813 SF 63 SF 1177 SF

68.00 Entry Leve! 1,740 SF 966 SF 774 SF

Totaf Unit Area 4,540 SF 2,938 SF

60.00 Garage Level 1,972 SF 1,972 SF 000 SF
Totai Area] 6,512 5F) 3,574 SF| 2,938 SF}  7.41%

Jack o'Lantern
Fioor Bevation & Level Ficor Afea  Deduction for Below  GFA After  “FAR
Grade Exerrplion  Exerptions

£1.00 Upper Level 1,301 SF 000 SF 1,301 SF

70.00 Mid teve! 1,711 SF -734 8F 977 SF

60.00 Entry Level 1,646 SF -1,684 SF 062 SF

Total Unit Area 4,658 SF 2,340 SF

51.00 Garage Lewel 2,144 SF -2,144 SF 400 SF
Totat Area] 6,802 SF 4,462 SF] | 2,340 SF]  5.90%

East Clifi, Gabies & Jack O'Lantern

Floar Blevation & Level Fioor Area Deduction for Below  GFA After *FAR
Grade Exemption  Exemptians
Totaf Unit Area 12,179 SF -5,014 SF 7,165 SF
Total Garages 5,043 SF -5,563 SF 380 SF
Total Areaj 18,122 SF| 10,577 SF] 7,545 SF}  19.03%

*Lot Size = 39,640 SF

NOTE: Jack o'Lantern is outside of the original 1992 CDP permit area however it
will still confirm to the conditions of the permit. f that area is not included in the
permit area, the total area per zoning is 4,850 sf.

—
~
N

— EXISTING & PROPOSED —
GFA & FAR

EXISTING & PROPOSED GFA & FAR
FAR
*Existing 21,150 SF 54.29%
Froposed 7,545 SF 19.03%

Total 28,695 SF| 73.3

Allowable FAR = 130% (1.3) or 51,6328F

SN

RRRRINY
R %§% 4

** For GFA & FAR of the existing buildings
see Sheet A1.0 & A0.2

R =

N

A

\\“\Su\%
HEAWM

COAST BLVD,

COAST BLVD.

EAST-CLIFF, GABLES &
Q @ JACK O'LANTERN %fo(lirﬁ)?n Dragon
1) SITE CUT @ EL 95.0

(2)SIEQUTEL 1030 N COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date: 19 APRIL 2011
KEY NOTES LEGEND Revisions:

16 JUNE 2011

\ 12 JAN 2012

CONTOUR @ EXEMPT ELEVATION [5] RECESSED PORCH EXEMPT FROM GFA PER MY  HATCHED AREA INCLUDED IN GFA 30 MAY 2012
SDMC 113.0234(b)(2) - PORCH IS UNDER 11 SEPT 2013

[2]  LINE CONNECTING EXEMPT 100 SF & 4TH ELEVATION IS 100% OPEN BB SO0 AREAEXEMPT FROM GFAPER 11.0CT 2013

ELEVATIONS (CREATING HATCHED AREAS) SDMC 113.0234(a)(2)(B)

[6] ROOF DECK EXEMPT FROM GFA PER SDMC

PORCH & BALCONY EXEMPT FROM GFA PER 113.0234(0)(5) - GUARDRAIL DOES NOT ~ g — (E)CONTOURS
SDMC 113.0234(b)(1) - AT LEAST 2 OF THE EXCEED AN AVERAGE OF 42 INCHES IN
ELEVATIONS ARE 40% OPEN OR AT LEAST 3 HEIGHT, OR EXCEED 54 INCHES IN HEIGHT “~~_ss__— PROPOSED CONTOURS
OF THE ELEVATIONS ARE 40% FOR OPEN - FOR AT ANY POINT Sheot Tite:
PERCENTAGE SEE ELVATIONS & GFA DIAGRAM PROPOSED ELEVATION IN PLANTER

ONA2.0

PORCH/DECK/PATIO W/OUT ROOF EXEMPT GFA & FAR ANALYSIS i AO L] 5

FROM GFA PER SDMC 113.0234(b)(1) Shest B of 32

© 2012 Alcorn & Benton Architects At rights reserved.
These drawings and related project instruments of service are the property of the Architect and they shall neither be executed nor used for any other work

except by agreement with the Architect. Written take pr over scaled ions and sholl be verified in the field; any discrepancy shall be
braught to the attention of the Architect prior to commencement of any work.




PROSPECT 8T)

262, 1262)4, 1264, 1264%, 1268
wéq

BUILDING #3
(1258 PROSPECT ST)

&
se0

LIMITS OF CDP A-6-LJS-81-168

BUILDING #4
(1255 COAST BLVD)

SITE CIRCULATION PLAN E;

@

1"=20"-0"

ATTACHMENT 13

+oesces & PEDESTRIAN CIRCULATION ROUTE

ACCESSIBLE PARKING IS NOT REQUIRED IN SINGLE FAMILY RESIDENCE

CIRCULATION ROUTE DOES NOT CROSS VEHICLES AT ANY PART OF
THE SITE EXCEPT CITY STANDARD DRIVEWAYS

ALL CIRCULATION IN SINGLE FAMILY RESIDENCE IS VERTICAL AT STAIR
AND ELEVATOR WITHIN THE GARAGE

EAST-CLIFF, GABLES &
JACK O'LANTERN of Green Dragon

Colony
COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:

THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS):

Date: 19 APRIL 2011
Revisions:
16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 0CT 2013

Sheal Titla:

SITE CIRCULATION PLAN A06

Sheet 9 of 32

© 2012 Alcorn & Benton Architects i rights reserved.

These drawings and related project instruments of service are the property of
to

the Architect and they shall neither be executed nor used for any other work
excepl by agreement with the Architect. Written di

ke over scaled and shall be verified in the field; ony discrepancy shall be
brought to the attention of the Architect prior to commencement of any work
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B ANTY
\ BUILDING #1
(1270 & 1274 PROSPECT §T)

BUILDING #4
(1255 COAST BLVD)

13
BUILDING #2

(1262, 1262J, 1264, 1264%,
}?PRQsPECT 8T)

1266 &1 \

EXISTING COAST BLVD OFF-STREET PARKING ANALYSIS § 3

Q0

1" =20-0"

(E) RED CURB
(E) FIRE LANE

(E) PARKING SPACE
{QUANTITY NOTED)

QUTLINE OF
PROPOSED DRIVEWAYS -
SEE A0.8

EXISTING PARKING = 8 SPACES

BUILDING #3
(1258 PROSPECT §T)

ATTACHMENT 13

EAST-CLIFF, GABLES &
JACK O'LANTERN gfo%rﬁfn Dragon

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:

THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date: 19 APRIL 2011
? Revisions:

16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 0CT 2013

Sheet Title:

EXISTING COAST BLVD
OFF-STREET PARKINGQ AO 7

© 2012 Alcorn & Benton Architects A« rights reserved.

These drawings and related praject instruments of service dre the property of the Architect and they shall neither be executed nor used for any other work
except by agreement with the Architect. Written dimensions take over scaled dimensions and shall be verified in the field; any discrepancy shall be
brought to the attention of the Architect prior to commencement of any work,




ATTACHMENT 13

R/W
N T—‘\ 21 Teonsition
R .
i AR :
0 Y B AT N T
RSNy . Ry ERE A N C&al
R 7 RS PN 1N N S
RED CURB .. o | e Y ik § \\\ RS b
.:- 1.l 1 m-.glv’l'f :
(E) FIRE LANE eurb Ling L-:] B s Bl e NN
Flamm (303 Hrdmn (50
(N) PARKING SPACE (QUANTITY NOTED) PLAN
Drivewoy Curb Opening
_______ OUTLINE OF (E) PARKING SPACES Drivewoy Wicth
}‘— Shown On Plans
____ > ADACOMPLIANT SIDEWALK THROUGHOUT PROJECT et .
< SITE FRONTAGE, SEE PLAN FOR DIM, MAX CROSS SLOPE ; Y Ay i
2%, NO ABRUPT CHANGES IN ELEVATION EXCEEDING %", Battom of Curb \
DUE TO (E) SITE CONSTRAINTS (TOPOGRAPHY) SLOPE IN ELEVATION 3080m (527 B (iyp)
DIRECTION OF TRAVEL WILL EXCEED MAX SLOPE © Sigonal
BUILDING #0 Eign of Sttewo
(2 CAR GARAGE)
— 4 Resi
PROPOSED PARKING = 8 SPACES it {8 1420 Rasitaris

NOTES:
1. Neo concrate sholl be ploced ynlil forms and subgrode ara inspecied by the Agency.
2. Concrate (shoit e 332 kg/MPC 22| Mpo (520~C~2500).
3. See Standord Drowings G-1% and G~16 for width ond locotion requivements.

&, Drivewoy romp to extend to 3m {10’} frem curb foce or id property fine whichever i
isas. (Fof commerciol driveways only}

5. See Stongord Drowings G-2 ond G~10 for curb ond joint detolls,
DING #2
g\ez, 12624, 1264, 1264%, 1266 8 )

- RECOMMTHIED £a% BESD
BAN DIEGO AEGICHAL STANDARD DRAWING | Roowa Suews cAtas

8 PROSPECT ST)
CONCRETE DRIVEWAY o i
{CONTIGUOUS SIDEWALK) M6 1
FOR ADDITIONAL

INFORMATION SEE - %

@ TYPICAL CONCRETE DRIVEWAY

1" =20'-0"

BUILDING #3
(1258 PROSPECT ST)

\\\ z
X

\
BUILDING #1
(1270 & 1274 PROSPECT §T)

1

FOR ADDITIONAL !
INFORMATION SEE {12} 1

‘w3
@ TYPICAL DRIVEWAY DIMENSIONS

BUILDING #4
(1255 COAST BLVD)

(= T

[

N

EAST-CLIFF, GABLES &
JACK O'LANTERN of Green Dragon

Colony
COAST BOULEVARD, LA JOLLA, CA 92037
SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date':. - 19 APRIL 2011

16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 0CT 2013

Sheet Title:

PROPOSED STREET
@ iszCs‘f?OO“SED COAST BLVD OFF-STREET PARKING ANALYS& Aggg

© 2012 Alcorn & Benton Archlitects  au rignts reserved.
These drawings and related project instruments of Service are the property of the Architect and they shall neither be executed nor used for any other work

except by agreement with the Architect. Written take over scaled dimensions and shall be verified in the fietd; any discrepancy shall be
brought to the attention of the Architect prior to commencement of any work.
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S G W fese [2] SEE SECTION$ FOR i
e S E o é e W &BW @ STAIRS !
G 4 5 & g o |
o i o 8 % e ———
~._ FE COAST  BLVD. -
LEGEND KEY NOTES
~&e, ROLL-UP GARAGE DOOR
#g  EXISTING LOW POINT
E DUE TO SITE CONSTRAINTS THE MIN CLEARANCE BTWN THE BACK OF THE SIDEWALK & GARAGE DOOR
%"!‘ NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC CANNOT BE MAINTAINED - THERE WILL BE AN AGREEMENT BETWEEN JACK O'LANTERN & EAST CLIFF THAT .
£
~ ;L:;E(]:;:]é?r},(:g[g x THE mLzL?_Héolﬁéﬁ.\;\o’igTHAN WILL REQUIRE 1 GUEST PARKING SPOT FOR EAST CLIFF IN THE MOTOR COURT @ JACK O'LANTERN PARKING CALCULATIONS, RESIDENTIAL :
"%qﬁ VISIBILITY TRIANGLES PER SDMC 113.0273(c) - ONE SIDE OF THE TRIANGLE EXTENDS FROM THE
ey NEW LOW POINT OVERALL STRUCTURE HEIGHT INTERSECTION OF THE STREET AND THE DRIVEWAY FOR 10 FEET ALONG THE PROPERTY LINE, THE see . o - _
T (SDMC 113.0270(a)(2)8). THIS LOW POINT DOES SEGOND SIDE EXTENDS FROM THE INTERSEGTION GF THE STREET AND DRIVEWAY FOR 10 FEET nwarp | East Cliff :One 3-BDR dwelling Umlt x 2.5 spaces/du=2.5 =
NOT INCLUDE SUBTERRANEAN ACCESS AREAS FROM THE PROPERTY LINE ALONG THE DRIVEWAY EDGE AND THE THIRD SIDE OF THE TRIANGLE 3 spaces reguired - Provided 3
il CONNECTS THE TWO, NO STRUCTURES OR PLANTS HIGHER THAN 3 FEET IN HEIGHT SHALL BE LOCATED . n . i L
%‘ PER SDMC 113.0270()(+XB)() WITHIN THE SIGHT VISIBILITY TRIANGLES, Gables : One 3-BDR dWe“ing unit x 2.5 5pacesfdu-2.5-
e % EXISTING HIGH POINT E’ FOR EAST CLIFF NLP OSH SEE ELEVATION OUTSIDE OF GABLES 3 spaces reguired' - Provided 3
M e [5] MOTOR COURT Jack O'Lantern : One 4-BDR dwelling unit x 2.5 spaces/du=2.5=
Tow, 3 spaces required, - Provided 6
Uwﬁ‘ & TOP OF WALL EI EAST CLIFF GUEST PARKING SPOT
BOTTOM OF WALL
EXISTING VERTICAL ACCESS PROVIDED PER SPECIAL CONDITION 3 OF CHART HOUSE PROPERTY PERMIT
@ PARKING SPACE - FOR DIMENSIONS SEE PLANS F8945-A2 (5-FOOT WIDE, ALONG NORTHEAST BOUNDARY, OPEN TO GENERAL PUBLIC FROM 8AM TO SUNSET
ONA1.2-A14 AND MAY INCORPORATE RETRACTABLE GATES). THIS EXISTING STAIR HAS NOTHING TO DO WITH THE
PENDING PDP.
~ {88 __ — (E)CONTOURS CDP A-6-LJS-91-168R and CDP A-6-LJS-91-168R-A-2 APPLY TO THE PROJECT SITE ON LOTS 30 & 31 AND NO
STAIRWAY REQUIREMENTS WERE IMPOSED BY THESE PERMITS. HOWEVER, DESIGN ELEMENTS FOR THE
~__94 - PROPOSED CONTOURS FORMER COTTAGES NOTE ‘AT LOT 30 {THE WESTERNMOST LOT) IT IS RECOMMENDED THAT A STRAIGHT &
VERT STAIRWAY SIM TO THE (E) 4' WIDE WOOD STAIR THAT CURRENTLY TRAVERSES THE SOUTH [SIC] SIDE
94' PROPOSED ELEVATION IN PLANTER OF THE SITE FROM THE UPPER SIDEWALK TO THE COAST BLVD. SIDEWALK BE INCLUDED IN THE NEW
DEVELOPMENT IN THE SAME LOCATION OR IN CLOSE PROXIMITY TO THE LOCATION OF THE EXISTING
o STAIRWAY." WHILE THIS STAIRWAY IS PROPOSED IN THIS PROJECT, NO ACCESS TIMES OR CONDITIONS
t WERE IMPOSED BY THIS CDP.
f? VISIBILITY TRIANGLE - SEE KEY NOTE 3 IEI 25' SETBACK FROM SEA CAVE (COOKS CRACK), SEE GEOLOGY REPORT
=]
= . 40' SETBACK FROM SEA CAVE (COOKS CRACK}), SEE GEOLOGY REPORT
10'-0" TYP
IEI BLUFF EDGE / SEA CAVE (COOKS CRACK)
SITE PLAN @ BASEMENT OF EACH TOWNHOM

=10'-0"

O

— N\

ATTACHMENT 13

LIMITS OF CDP A-6-LJS-81-168
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EAST-CLIFF, GABLES &
JACK O'LANTERN o Green Dragon

Colony
COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:

THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS}:

Date:  OS1B4ERIZ 2011
Revisions:
16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 OCT 2013

Shest Titla:

SITE PLAN @
BASEMENT FLOORS

© 2012 Alcorn & Benton Architects  at rights reserved.

These drawings and related project instruments u{sem:te are me property af meucmmc and meysmlr neither be executed nor used for any other work
except by agreement with the Architect. Wrltten dis nd shall be verified in the fieid; any discrepancy shall be
braught to the attention of the Architect prior ta commencement of any Mk,
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P COAST BLVD. =
-
~ "y \\
LEGEND KEY NOTES
&, HATCH AREA - 180 SF OF USABLE OPEN SPACE & TOTAL OPEN SPACE PER DWELLING UNIT IN ZONE RM-2-5)
%5 EXISTING LOW POINT (TABLE 143-04B) NQOTES
Mo
WP NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC [z2] woTuseD 1. THE HEIGHT OF PROPOSED STRUCTURES SHALL NOT EXCEED
S 113.0270(a)(4}D) - THE NLP CHL IS LOWER THAN THE FLOOR ELEVATION OF EXISTING STRUCTURES ABOVE TO
5 THE EXISTING GRADE IN ALL CONDITIONS NOT USED ASSURE THAT THE PROJECT COMPLIES WITH "SDMC SECTION
~Rosy, 159.0307(F)(1) - SITTING OF BUILDING IN SUAREA 1A” AND AS
&g NEWLOW POINT OVERALL STRUCTURE HEIGHT [4] FOREAST CLIFF NLP OSH SEE ELEVATION OUTSIDE OF GABLES IMPLEMENTED BY CONDITION #41.
(SDMC 113.0270(a)(2)(B). THIS LOW POINT DOES
NOT INGLUDE SUBTERRANEAN ACCESS AREAS (5] wmoToR courT 2. THIS PROJECT MUST COMPLY WITH THE MUNICIPAL CODE
5 PER SDMC 113.0270(a)(4)(B){ii) 6] REQUIREMENTS FOR MAXIMUM HEIGHT OF THE STRUCTURE
gy, NOT USED NOT TO EXGEED 30 FEET (SDMC, SECTIONS 131.0444 AND
< EXISTING HIGH POINT 132.0505). HIGHEST POINT ON ROOF EQUIPMENT, PIPE, VENT,
%m EXISTING VERTICAL ACCESS PROVIDED PER SPECIAL CONDITION 3 OF CHART HOUSE PROPERTY PERMIT ANTENNL OR OTHER PROJECTION SHALL NOT EXCEED 30
~ NEW HIGH POINT F8945-A2 (5-FOOT WIDE, ALONG NORTHEAST BOUNDARY, OPEN TO GENERAL PUBLIC FROM 8AM TO SUNSET FEET ABOVE GRADE. THERE WILL BE A 6-FT SEPARATION
Lo, AND MAY INCORPORATE RETRACTABLE GATES), THIS EXISTING STAIR HAS NOTHING TO DO WITH THE BETWEEN THE EXISTING AND PROPOSED STRUGTURES.
0L TOP OF WAL @ PENDING PDP.
" BOTTOM OF WALL [6] CDP A-6-LJS-81-168R and CDP A-6-LJS-81-168R-A-2 APPLY TO THE PROJECT SITE ON LOTS 30 & 31 AND NO
STAIRWAY REQUIREMENTS WERE IMPOSED BY THESE PERMITS, HOWEVER, DESIGN ELEMENTS FOR THE 3+ Z‘I:ERPER“S'L%;EEDAS?{&ngQERQT'UN BETWEENTHE EXISTING
~ _(94) _ — (E)CONTOURS FORMER COTTAGES NOTE "AT LOT 30 (THE WESTERNMOST LOT) IT IS RECOMMENDED THAT A STRAIGHT & :
VERT STAIRWAY SIM TO THE (E) 4 WIDE WOOD STAIR THAT CURRENTLY TRAVERSES THE SOUTH [SIC] SIDE
~-_94__ PROPOSED CONTOURS OF THE SITE FROM THE UPPER SIDEWALK TO THE COAST BLVD. SIDEWALK BE INCLUDED IN THE NEW
DEVELOPMENT IN THE SAME LOCATION OR IN CLOSE PROXIMITY TO THE LOCATION OF THE EXISTING
PROPOSED ELEVATION IN PLANTER s\fréxgé\.m:ésvggg_g mg ggx;mwmr 1S PROPOSED IN THIS PROJECT, NO ACCESS TIMES OR CONDITIONS
[e] 25 SETBACK FROM SEA CAVE (COOKS CRACK), SEE GEOLOGY REPORT
40' SETBACK FROM SEA CAVE (COOKS CRACK), SEE GEOLOGY REPORT
BLUFF EDGE / SEA CAVE (COOKS CRACK)

SITE PLAN @ UPPER FLOOR OF EACH TOWNHOME

O,

1"=10'-0"

N

ATTACHMENT 13

WALKWAYS W/ FIELDSTONE BORDERS - DEFINING ELEMENT @
Wr=1-0

LIMITS OF CDP A-6-LJS-91-168

DG

EAST-CLIFF, GABLES &
JACK O'LANTERN of Green Dragon

Colony
COAST BOULEVARD, LA JOLLA, CA 92037
SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date:  OSIBHAERIZ 2011
Revisions:
16 JUNE 2011
1
< S0AY 2012
11 SEPT 2013
11 OCT 2013

SITE PLAN @
UPPER FLOORS

© 2012 Alcomn & Benton Architects  art rights reserved.

These drawings and related project instruments of service are the property of the Architect and they shall neither be executed par used for any ather work
i i ions tak

except by agreenment with the Architect. e over seoled and sholl be verified in the ffeld; any discrepancy shall be
brought to the attention of the Architect prior to commencement of any work.
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ATTACHMENT 13

LEGEND / NOTES

FOR FAR SEE SHEETS A03 - A0S

188"

111"

|
:
vaToH % =

1IWd3d INIW34073A

mE
Z|:
pis
2

al
i
o
g

3|
zl

MID LEVEL

SCALE: 1/8" = {0

|

EL. 700

ELEVATOR

THEATRE

~
N
.
N
A
o
N
o
_\
>
o
I
N
N
0
_!
ol
<+
/s
L
L
Mﬁ J
kN
A
[=
|\///r

8-8

19 =1

155

2

ENTRYY | PV

SCALE:

18 = 1o
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|
GE

LEVEL

495"

49'-5"

BEDROOM 1,

152"

12-7"

10-9" | 20-10"

UPPER [EVEL

SCALE: 1/8" = 1'~0" ) £L. 81.0¢"

PROVIDE TURNAROUND AREA THAT IS CLEARLY MARKED
TO PROHIBIT PARKING AND THAT HAS A MINIMUM AREA
EQUIVALENT TG A PARKING SPACE

LIMITS OF COASTAL DEVELOPMENT PERMIT

P
SCALE: 1/8" = -0 EL. 510

RIDGE @ s2.0'
— 212

s

{aua

ROOF PLAN

SCALE: 1/8" = -0

KEY PLAN: NTS

JACK O'LANTERN

f
Draog o%r%%rl]ony

COAST BOULEVARD, LA JOLLA, CA 92037

ONE OF THREE NEW SINGLE FAMILY RESIDENCES

PROJECT DATA: PROJECT TEAM:

PROJECT ADDRESS:

1241 Coast Boulevard
LA JOLLA, CA. 92037

APPLICANT

Aliison Zongker

1299 Prospect st., Ste,.3A
LA JOLLA, CA. 92037
TEL: 858.454.3031

APN..  350-050-17-00
LEGAL DESCRIPTION:

Lots 30, 31, 32 in block 59 of La Jolla Park in the City of San Diego,
County of San Diego, State of Californla, according fo map thereof

No. 352, filed In the office of the county recorder of San Diege County on
March 22, 1887.

7757 GIRARD AVENUE

LA JOLLA, CA. 82037

TEL: (858) 459.0805
AX: (858) 459,1350

LANDSCAPE: TODD FRY
7920 PRINCESSSTREET
LA JOLLA CA, 92037

TEL: (858) 459.8005
FAX: (858) 459.4279

ZONING: 1A
PLANNING: LJPDO

ARCHITECT:  ARCHITECTS ALCORN & BENTON

LANDSCAPE ARCHITECTURE

VICINITY MAP:

FRONTYARD SETBACK: O0FT.
SIDEYARD SETBACK: O FT.
REARYARD SETBACK: OFT.

HEIGHT LIMIT: 30 FT.
BUILDING TYPE: V-N.R.
USE TYPE: R-3

Date: 19 APRIL 2011

Revisions:16 JUNE 2011

© 2012 Alcorn & Benton Architects 12 JAN 2012
These drawings and related project instruments of service are the property of the Architect and 30 MAY 2012
they shall neither be executed nor used for any other work except by agreement with the 11 SEPT 2013
Architect. Written dimensions take aver scaled dimensions and shall be verified in the
field; any discrepancy shatl be brought to the attention of the Architect prior to 11 OCT 2013
of any work.
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LEGEND / NOTES

FOR FAR SEE SHEETS AQ3 - AGS

1
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164"

3

MID [EVEL

SCALE:

1/8" = 1'-0*

EL. 7907

ATTACHMENT 13

T«xz

RIDGE @ 1000

@

UPPER LEVEL

o

l.,,z

@

RUOE

SCALE: 1/8" = 1™-0° EL. 890"

41'-10"

| 90" | 157 0-4" (3-8 52"
ENTRY JIFVE]
SCALE: 1/8" = 1'-0° EL. 680"

GARAGE

LEVEL

SCALEr 1/87 = 1-0*

£t 5907

PROVIDE TURNAROUND AREA THAT IS CLEARLY MARKED
TO PRORIBIT PARKING AND THAT HAS A MINIMUM AREA
EQUIVALENT TO A PARKING SPACE

PLAN

@

SCALE: 1/8" = 1'-0"

KEY PLAN: NTS

GABLES

of Green  Dragon Colony

COAST BOULEVARD, LA JOLLA, CA 92037

PROJECT DATA:

PROJECT ADDRESS:

1245 Coast Boulevard
LA JOLLA, CA. 92037

APPLICANT

Allison Zongker
1299 Prospect st,, Ste.3A
LA JOLLA, CA. 92037
TEL: 858.454.3031

APN.. 350-050-17-00
LEGAL DESCRIPTION:

March 22, 1887.

ZONING: 1A
PLANNING: LJPDO

FRONTYARD SETBACK:
SIDEYARD SETBACK:
REARYARD SETBACK:
HEIGHT LIMIT:

BUILDING TYPE:
USE TYPE:

OFT.
OFT.
0 FT.

30 FT.

V-N.R.
R-3

ONE OF THREE NEW SINGLE FAMILY RESIDENCES

PROJECT TEAM:

ARCHITECT:  ARCHITECTS ALCORN & BENTON
7757 GIRARD AVENUE
LA JOLLA, CA. 92037
TEL: (858) 459.0805
FAX: (858) 459.1350

LANDSCAPE: TODDFRY
LANDSCAPE ARCHITECTURE
7920 PRINCESSSTREET
LA JOLLA CA, 82037
TEL: (858) 459.8005
AX: (858) 459.4279

Lots 30, 31, 32 in block 58 of La Jolla Park in the City of San Diego,
County of San Diego, State of California, according to map thereof
No. 352, filed in the office of the county recorder of San Diege County on

VICINITY MAP:

2
.

g
i
:

[ 3
-

Date: 19 APRIL 2011
Revisions:16 JUNE 2011

© 2012 Alcorn & Benton Architects
These drawings and refated project instruments of service are the property of the Architect and
they shalt neither be executed nor used for any other work except by agreement with the

Architect, Written dimensions take precedence over scaled dimensions and shall be verified in the
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Historical and Archiectural Character/ T ~ ATTAC H M E N T 13

Defining Elements

Walkways will have fieldstone borders. Various
retdining walls will be faced in fieldstone.

Some walkways will be covered and contain wood
handrails.

i is recommended that o straight 8 vertical stairway
similar o the existing 4 foo! wide wood staif that

currently fraverses the south side of the site from the
upper sidewalk to the Coast Blvd,

(E) BLD'G FACE
/

@606

(E) BLD'G FACE

BEYOND

TOP RIDGE 92.0° TOP RIDGE 92.0'

300

New stairways on the site will include woad freads,

3.0

TOPR 880"
N .‘I_‘__M,___ —

Selected existing mature rees will remain on the site S L TOP 1 80.0°
and be protected. &

New landscaping materials infroduced to the site.

will be nalive Cailifasnia species and compafiple in

character with the Icndscapmg shownaon
g:hoVo%rcphs dated 7{3/9) and plans submitted an

/23/9% 10 the coastal commission. [See Landscaps)

Paims will not be used on the site. Efforts will be

made to enhance the existing planting theme using

’Trorrey pines, eucalyptus and Monterey cypress

ees.
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80"
8-0"

UPPER LVL 81.0'
— [

UPPER LVL 81.0
- ¢ ~~~~~ Skt

A view conidor will be developed across the site of
ine new development.

110"
110"

®@0 ©

Exterior harizontal wood shiplap clapboard siding
will have comer boords 1x6's maximum dimension.

Vertical wood board and batien siding, average
sizo 1x4, butin no case will they exceed x12.

N amoree

40-0" OVERALL STRUCTURE HEIGHT
400" OVERALL STRUCTURE HEIGHT

MID LVL 70.0°
N _¢v —

@

Wood board and batten siding will express the floor
fine with a water stop at the run of the board and
battens af the floor ine, The water stop will be flush
wi;h the battens. slocking will be used between the
rafters.

400" COASTAL HEIGHT LIMIT
400" COASTAL HEIGHT LIMIT

100"
100"

®

Foundations where exposed Wil be faced with
rounded river bottom stone, 6 fo 12 in diameter,
typical size.

Projecting bays are incorparated with shed roofs R ENTRY LVL 60.0'
locgted below the main bulding roof wilh rafter ol — g
that project a minimum of & nches.

200" STR ENVELOPE

TGP O8H 57.5' Projecting floars are incorporated when supported NLP OSH 87.5'

by decorative brackets similar o those existing.

90"

200" STR ENVELOPE

Bungalow style wood windows with decorative
headers. Frojecting bays with small panes,

rrulitlight wooad. caserment windows with wood NLP CHL 52.0°
FroRfing, simple tim are Used fraughout. < o
Wood windows on each building wil have a GRGLVL 610
combinafion of smoll and large Window fypes, Al
el X r—@ ——{5] facades wil have a combingtion of ihese features. 5]
:
~—1{7]
it 4\ WEST ELEVATION
I
W= -0 ;

S
8

51.0°
SIDEWALK

® &6 &

Dutch door x-bracing s Incorporated on some

doors feading to private outdoor areas.
Mult-paneled crafisman doars are standard on the 2 EAST ELEVATION
exterior. 1/81

T

Brick chimneys are used where possiole.

Shed roofs are gently pitched fireretardant wood OSH 40.0" HEIGHT LIMIT
shingtes with iregular patterns. Shokes are not used. —

OSH 40.0' HEIGHT LIMIT

Where gable roofs are used, pitch is 44n-12. Gables
are stickwork, fre-retardant wood shingles,

TOP RIDGE 92.0/ Mast roofs are moderately sloped hip roofs, with firs TOP RIDGE 92.0'
rélefcrdcnf wood shingles and o minimum 24n-12

slope.
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m, TOP R 89.0° Shallow pifched roafs wih compostion shinglos or \ i TOP & 80.0°
B 2 roll faofing are Ussd on minor bay window elements. S

The size and facing of exposed rafier tails on wood
poard and batten sided buildings and clapboard
sided buiidings will be similor fo Those of the original
structures.

0"

80"

Exterior Ii%f fixtures are reproduction ‘craftsman’
period fixiures.

|

MATCH LINE - SEE GABLES'

|
i
t
i
1

UPPER LVL 81.0' UPPER LVL 81.0'
— i — RN -

Generally, orlentation of bul!dln% are as shown on
plan in deed restrictions {(Exhibit No. 2}

Buildings are criented toward Coast Boulevard in a
manner to take advantage of the ocean view to
cave ond the cove.

NORTH ELE‘VATION .
@ i

110"
110"

® OOG B0 @10 Ee®

980 SF EXT BLD'G ELEV ABV 187 STORY

200 SF (20%} GLASS ABV 15T STORY.
{LESS THAN 40% GLASS REQUIRED]

Oﬁ%ino! buiidin?s werte proken up info many planes
with small offses, The new walls are broken up with
bays, recesses, projections or a change in the wall
surface of a material.

f

!

40'-0" OVERALL STRUCTURE HEIGHT
400" OVERALL STRUCTURE HEIGHT

- ¢ MID LVL 70.0' .

®

patterns: qrouping of arger bands of window on the t
jes, View wi

fa w windows on fhe north, and northwest
will be located high on the facade, Tall windows
wil be o)t or 1102 vericaly oriented. it
percent of the facade will be glozed m groupings of
windows made up of 2 fo 3 elements.

. /
N MID LVL 70.0° L ‘_ L -

400" COASTAL HEIGHT LIMIT

400" COASTAL HEIGHT LIMIT

100"
1040

Small windows and small projecting bays will have
panes with vertical or horizontal emphasis.

i

s

Tne pajette of colors will be related to and be i
sirifor fo that sed on the removed buildings. 1
Generally, colors were muted orcn%es, groyed |
rnf Ui 1
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NLP O$H 57.5

NLP CHL 52.0°
N CRETVL 51.0° - - - =

reens, bur mbers and other muted weathered S
S or awaim hos. “WUNLP OSH 57,5

0"
90"

Porches will be parfially covered.
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@ NORTH ELEVATION (COAST BLVD) &89 o

fr= 10"

435 SF EXT BLD'G ELEV @ 15T STORY

87 SF (20%) GLASS ABV 15T STORY
(LESS THAN 40% GLASS REQUIRED}

4 SOUTH ELEVATION

Wr=1a0

— EAST-CLIFF, GABLES &
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SCOPE OF WORK:

SEE @ FOR SF CALCS ——— ]

10 VISIBILITY
TRIANGLE

KEY NOTES THREE NEW SINGLE FAMILY RESIDENCES

LEGEND GFA DIAGRAM - EXEMPT PORCH KEY PLAN (NTS): Date: 19 APRIL 2011

Revisions:

16 JUNE 2011
9 12 JAN 2012
30 MAY 2012
11 SEPT 2013
11.0CT 2013

MOTOR COURT £S BEYOND PLANTER ELP EXISTING LOW POINT (SEE WEST ELEVATION) PORCH EXEMPT FROM GFA PER SDMC 113.0234(b)(1) - 3 OF THE ELEVATIONS ARE AT LEAST 40% OPEN

T
[
|

GATE - NOT INCLUDED IN RETAINING WALL CALCS NLP CHL NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC 113.0270(a)(4)(D}
- THE NLP CHL IS LOWER THAN THE EXISTING GRADE IN ALL

PORTION OF RETAINING WALL BEYOND &/OR NOT PARALLEL TO CONDITIONS (SEE SECTION @ DINING ROOM) . open’” —
SIDEWALK N EAST SIDE: WEST SIDE:

= 4PSE =
NLPOSH  NEW LOW POINT OVERALL STRUCTURE HEIGHT (SDMC Jiayer b NG | B et

PLANTER BELOW 3' HIGH 113.0270(a)(2)(B). THIS LOW POINT DOES NOT INCLUDE FARN PERCENTAGE OPEN AREA = 79% PERCENTAGE OPEN AREA = 46%

SUBTERRANEAN ACCESS AREAS PER SDMC 113.0270(a)(4}{B)ii) / AN
25' SETBACK FROM SEA CAVE (COOKS CRACK), SEE GEO REPORT (SEE WEST ELEVATION)

2]

40' SETBACK FROM SEA GAVE (COOKS CRACK), SEE GEO REPORT EHP EXISTING HIGH POINT (SEE EAST ELEVATION) Sheet Thle:

~apEN”” T apen “apEN”
BLUFF EDGE / SEA CAVE (COOKS CRACK) NHP NEW HIGH POINT (SEE EAST ELEVATION) T T L T JACK O' LANTE RN A2
L]

- <~ - N - ~_ || NORTH sIDE:
TOTAL AREA = 435 SF

ELEVATIONS

[e] (2] [o] [o] [=]
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PAINT WOOD DOORS, WOOD DOOR TRIM, WOOD WINDOWS, & WINDOW SF OF WALL AREA - UNDER 120 SF © 2012 Alcorn & Benton Architects  au rights reserved.
FRAMES ONLY - These drawings and related project instruments of service are the property of the Architect and they shall nelther be executed nor used for any other work
ALL ELSE (SIDING, RAILINGS, BRACKETS, ETC) WOOD STAINED, U.N.O. except by agreement with the Architect. Written dimensions take precedence over scated dimensions and shall be verified in the field; any discrepancy shait be

brought to the attention of the Architect prior to commencement of any work.
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VESTIBULE

110"

400" OVERALL STRUCTURE HEIGHT

400" COASTAL HEIGHT LIMIT

@ SECTION THROUGH DINING ROOM LOOKING EAST

Yr=1-0"

GRADE AT WALL
WALL @ STAIRS

STAIRS BEYOND

Yr=1-0

@ FROM GABLES LOOKING WEST

KEY NOTES

3]
(5]
(8]
K

MOTOR COURT FS BEYOND PLANTER
GATE - NOT INCLUDED IN RETAINING WALL CALCS

PORTION OF RETAINING WALL BEYOND &OR NOT PARALLEL TO
SIDEWALK

PLANTER BELOW 3' HIGH
25' SETBACK FROM SEA CAVE (COOKS CRACK), SEE GEO REPORT
40' SETBACK FROM SEA CAVE (COOKS CRACK), SEE GEO REPORT
BLUFF EDGE / SEA CAVE (COOKS CRACK)

BALCONY EXEMPTED FROM FAR ( MORE THAN 40% OPEN)

PAINT WOOD DCORS, WOOD DOOR TRIM, WOOD WINDOWS, & WINDOW

FRAMES ONLY

ALL ELSE (SIDING, RAILINGS, BRACKETS, ETC) WOOD STAINED, U.N.O.

N ¢MID WL 700 o

VESTIBULE &
e
_ I ENTRY LVL 60.0° .
SUBTERRANEAN GARAGE 5 QNP OSHELS
o

COAST BLVD

| - NLP CHL 520"
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o BRG LVLB1.0 “BIDEWALK
B +50.0°

-~ ATTACHMENT 13

OSH 40.0" HEIGHT LIMIT -

(E) BLD'G FACE
TO REMAIN

KITCHEN

PANTRY

HOME -DF F ICE

I

20M0" STR ENVELOPE

SUBTERRANEAN GARAGE

—{g]
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@ SECTION THROUGH FAMILY ROOM LOOKING EAST

=100

TURN @ STAIRS

STAIRS BEYOND

< GRADE AT WALL
WALL @ STAIRS

@ FROM JACK O'LANTERN LOOKING EAST

%=1-0"

LEGEND

ELP EXISTING LOW POINT (SEE WEST ELEVATION)

NLP CHL NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC 113.0270(a)(4)(D)
- THE NLP CHL IS LOWER THAN THE EXISTING GRADE IN ALL
CONDITIONS (SEE SECTION @ DINING ROOM)

NLP OSH NEW LOW POINT OVERALL STRUCTURE HEIGHT (SDMC
113.0270(a)(2)(B). THIS LOW POINT DOES NOT INCLUDE
SUBTERRANEAN ACCESS AREAS PER SDMC 113,0270(a)(4)(B)(i)
(SEE WEST ELEVATION)

EHP EXISTING HIGH POINT (SEE EAST ELEVATION)

NHP NEW HIGH POINT (SEE EAST ELEVATION)

VLPD VISIBILITY AREA LOW POINT @ DRIVEWAY

SF OF WALL AREA - UNDER 120 SF

EAST-CLIFF, GABLES &
JACK O'LANTERN of Green Dragon

Colony
COAST BOULEVARD, LA JOLLA, CA 92037
SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS}: Date: 19 APRIL 2011
Revisions:
16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 OCT 2013

Sheet Title:

JACK O'LANTERN | A9
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These drawings and related project instruments of service are the property of the Architect and they shall nefther be executed nor used for any other work
except by agreement with the Architect. Written dimensions take precedence over scaled dimensions and shalt be verified in the field; any discrepancy shall be
brought to the attention of the Architect priar to commencement of any work.
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Walkways will have fiefdstone borders. Various
retaining walls wil be Taced in fieidstone.

Some walkways wilt be covered and contain wood
handrails.

[CRONC)

#tis recommended that a stralght & vertical stairway
similar fo the existing 4 fool wide wood stal fhat
cumently jraverses the south side of the site from the
Upper sidewdlk fo the Coast Bvd.

(E)BLD'G FACE

| OSH 40.0' HEIGHT LIMIT

CHL 40.0" HEIGHT LIMIT

New stairways on fhe site will include wood freads.

30"

Selected existing mature trees will remain on the site
and be profected.

© 00

New landscaping materials infroduced 1o the site
will be native Califomian species and compatible in
character with the mndscaping shownon

gho?o raphs dated 7/3/91 and plans submitted on

/23/92 to the coastal commission, {See Landscape)

Palms will not be used on the site. Efforts will be
made fo enhance the existing planting fheme using
{rcvrey pines, eucalyptus and Monterey cypress

ees.

8-0"

A view cotridor will be developed across the site of
the new development.

10%07

@0 ©

Exterior wood horizontal shiplap clopboard siding
will have comer boards 1x€'s maximum dimension.
Yetticalwood board and botien sding; average

AN R R

size 1x4, but in no case will they exceed 1x12.

C]

Wood board and batten siding will express the floor
line with  water stop at the run of the board and
battens af the floor line, The water stop will be fiush
wi:p the battens. Blocking will be used between the
rafters.

N ¢MIDLVL794O' o

400" OVERALL HEIGHT LIMIT
40'-0" OVERALL HEIGHT LIMIT

40-0" COASTAL HEIGHT LIMIT
400" COASTAL HEIGHT LIMIT

Foundations where exposed wil be faced wifl
rounded river bottom stone, & fo 12"in diameter,
typical size.

1107
0"

®

Projecting bays are incorporated with shed roofs .
oc5led Befow the main bulding roo! witn rafter ot N ENTRYLVL88.0'

COASTBLVD _

T | SIDEWALK
s +65.1"
S K wa )

that project a minimum of & Inches.

Projecting floors are incorporated when supported
by decorative bracke's similar to those existing.

90"

Bungalow style waod windows with decorative
headers. Projecting bays with small panes.
multilight wood_casement windavs with wood
muntins, simple frim are Used thraughaut.

® ©6

Wood windows on each buiding wil have a
combinaiian of smal and large vindow iypes, Al
faicades will have G combindtion of nese features.

Dutch door xcbracing ks incorporated on some
doars feading ta private outdoor areas,

EAST ELEVATION
AT

Multipaneled wood craftsman doors are standard
on the exterior.

WEST ELEVATION
1 MERL
3

Brick chimneys are used where possible.

Shed roofs are gently pitched firevetardant wood
shingles with iregular paftems. Shakes are not used.
OSH 40.0° HEIGHT LIMIT Wriere gable 100fs are used, pifch is 412, Gables OSH 40,0' HEIGHT LIMIT
are stickwork, fre-refardant wood shingles. B e e e e e
Most raofs are moderately sloped hip raofs, with fire N TOPRIDGE 100.0°  ~ CcHLADOHEIGHTGLMIT
tolardant wood shingles tnd o minimum 2
siope

J TOP RIDGE 100.0"

a7
augn

TOP & 97.0' TOP R 97.0'

Shallow pitched roofs with composttion shingles or
rolf roofing crs Used on miner bay windaw slements.

e ®6e0ee®

The size and facing of exposed rafter talls on wood
board and batten sided buidings and clapboard
si'dec; bulidings will be simitar to %\ose of the originat
structures.

80"
8.0

Exterior light fixtures are reproduction craftsman’
period fixtures.

¢ UPPER LVL 88.0' ¢ UPPER LVL 88,0'

Generally, orfentation of bulidings are os shown on
plan in deed resirichions {Exhibit No. 2)

Buildings are ariented toward Coast Boulevard in a
manner 1o fake advantage of e ocedn vView o
cave and the cove.

1040
1007

GLASS ABV 15T STORY

1,004 $F EXT BLD'G ELEV ABV 15T STORY

301 SF {30%] GLASS ABV 15T STORY

{LESS THAN 40% GLASS REQUIRED}

® ©®®

Originat buildings were broken up into many planes
with small offseTs, The new walls are broken Up with
bays, recesses, projections or d changs in the wall
suiface of @ material.

|

628 SF EXT BLD'G ELEY & 15T STORY.

220 SF (35%)

R é MID LVL 78,0

TTirt
LRI

‘“M

T H - |
|| &
i

= AT

400" OVERALL HEIGHT LIMIT
[LESS THAN 40% GLASS REQUIRED]

®

Pattorns: grouping of lrger bands of wood window
on the facades. View windows on the north and
northwest will be located high on the facade. Tall
windows wi!; b? 1-ta-1) or -to-2 verfically oriented,
Fity percent of the factide wil be glazed it
GrOURInGs of windows made up of 2 1o 3 slements.

400" OVERALL HEIGHT LIMIT

K

40°-0" COASTAL HEIGHT LIMIT

110"

40-0" COASTAL HEIGHT LIMIT

)
z
5l
=
i<
i~

] 2
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|

1

1107

| ERSa Shacs 9n saEey
=

Smail windows and small projecting bays will have
panes with vertical or horizontal emphasis.

®®

The paletie of colors will be related 1o and be
similar to thot used on the removed buildings.
Géierally, COIOTs were rfuied Oranges, Groyes
greens, bumt umbbers and other muted wedthered
7 Colors of o warm hue.

Porches will be parfially covered.
&
S)

GRG LVL 5.0/

@ SOUTH ELEVATION

He=1-0

ONE WAy sTR

RETAINING WALL SF ANALYSIS | vibiyTionge | iz omury EAST'C L | FF ; GAB L E S &

‘ ‘ ol |, JACK O'LANTERN g Sreen bragon

LOWEST SIDEWALK ELEVATION @ FAMILY ROOM PROJECTION

@ PERMITTED ARCHITECTURAL PROJECTION PER SDMC 131.0461(a)(1) COAST BOU LEVARD, LA JOLLA, CA 92037

h
1

A
-==q

3] ROOF EAVE BEYOND - ACTUAL ENCROACHMENT SEE SECTION @ GREAT ROOM TS:FgE’:EENOEF\:NWSCl’I\TIG(LE i REeEE e
[4] THIS PORTION WHICH ENCROACHES INTO THE BUILDING ENVELOPE IS LESS THAN 20% OF THE LENGTH OF LEGEND KEY PLAN (NTS): Date: 19 APRIL 2011
THE BUILDING FACADE. NOTE THAT THE SIDEWALK ELEVATION INCREASES. PER SDMC 159.0307(e)(1) P EXISTING LOW POINT Revisions:
“TWENTY PERCENT OF THE LENGTH OF THE BUILDING FACADE MAY EXCEED THE 20 FOOT HEIGHT LIMIT IN 16 JUNE 2011
ORDER TO PROVIDE ROOFLINE AND FACADE VARIATIONS ACCENTS, TOWER ELEMENTS, ETC. NLPCHL  NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC 12 JAN 2012
113.0270(a)(4)(P) - THE NLP CHL IS LOWER THAN THE EXISTING 30 MAY 2012
[5] EHP &NHP IS BEYOND IN THIS ELEVATION, SEE PLAN ON A1.0 FOR LOCATIONS GRADE IN ALL CONDITIONS 1SEPT 2015
(8] GRADE IS NOT WIIN THE 5" OFFSET FROM THE BLD'G NLPOSH  NEW LOW POINT OVERALL STRUCTURE HEIGHT (SDMC
113.0270(a)(2)(B). THIS LOW POINT DOES NOT INCLUDE
[7] GATE - NOT INCLUDED IN RETAINING WALL CALCS SUBTERRANEAN ACCESS AREAS PER SDMC
113.0270(a)(4)B)(i)
[8] PORTION OF RETAINING WALL BEYOND &/OR NOT PARALLEL TO SIDEWALK

Sheet Title:

EHP EXISTING HIGH POINT

GABLES|
[10] ENTRANCE TO JACK O'LANTERN NHP NEW HIGH POINT A 2 .
WOOD SHINGLE SIDING VLPD VISIBILITY AREA LOW POINT @ DRIVEWAY E LEVATI O N S Sheet 19 of 32

[9] PLANTERBELOW 3' HIGH

- SF OF WALL AREA - UNDER 120 SF © 2012 Alcorn & Benton Architects 4t rights reserved.
PAINT WOOD DQORS, WOOD DOOR TRIM, WOOD WINDOWS, & WINDOW FRAMES ONLY These drawings and related profect instruments of service are the property of the Architect and they shall nelther be executed nar used for any other work
ALL ELSE (SIDING, RAILINGS, BRACKETS, ETC) WOOD STAINED, UN.O. except by agreement with the Architect, Written dimensions take precedence over scaled dimensions and shall be verified irt the field; any discrepancy shall be

brought to the attention of the Architect prior to commencement of any work.
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KEY NOTES

LOWEST SIDEWALK ELEVATION @ FAMILY ROOM PROJECTION

PERMITTED ARCHITECTURAL PROJECTION PER SDMC 131.0481(a)(1)

ROOF EAVE BEYOND - ACTUAL ENCROACHMENT SEE SECTION @ GREAT ROOM

THIS PORTION WHICH ENCROACHES INTO THE BUILDING ENVELOPE IS LESS THAN 20% OF THE LENGTH OF
THE BUILDING FACADE. NOTE THAT THE SIDEWALK ELEVATION INCREASES. PER SDMC 159.0307(e)(1)}
"TWENTY PERCENT OF THE LENGTH OF THE BUILDING FACADE MAY EXCEED THE 20 FOOT HEIGHT LIMIT IN
ORDER TO PROVIDE ROOFLINE AND FACADE VARIATIONS ACCENTS, TOWER ELEMENTS, ETC.

EHP & NHP 1S BEYOND IN THIS ELEVATION, SEE PLAN ON A1.0 FOR LOCATIONS

o) [o]

[+

GRADE 18 NOT W/IN THE 5' OFFSET FROM THE BLD'G
GATE - NOT INCLUDED IN RETAINING WALL CALCS

PORTION OF RETAINING WALL BEYOND &/OR NOT PARALLEL TO SIDEWALK

(o] [=] [ [s

PLANTER BELOW 3' HIGH
[10] ENTRANGE TO JACK O'LANTERN
WOOD SHINGLE SIDING

PAINT WOOD DOORS, WOOD DOOR TRIM, WOOD WINDOWS, & WINDOW FRAMES ONLY
ALL ELSE (SIDING, RAILINGS, BRACKETS, ETC) WOOD STAINED, U.N.O.
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BEDROGM

(2)

LEGEND

ELP EXISTING LOW POINT

NLP CHL NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC
113.0270(a)(4)(D) - THE NLP CHL IS LOWER THAN T
GRADE IN ALL CONDITIONS

NLP OSH NEW LOW POINT OVERALL STRUCTURE HEIGHT (&
113.0270(a)(2)(B). THIS LOW POINT DOES NOT INCI
SUBTERRANEAN ACCESS AREAS PER SDMC
113.0270(a)(4)(B)H)

EHP EXISTING HIGH POINT

NHP NEW HIGH POINT

VLPD VISIBILITY AREA LOW POINT @ DRIVEWAY

SF OF WALL AREA - UNDER 120 SF

Kr=1.0"

EAST-CLIFF, GABLES &
JACK O'LANTERN g Green dragon
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These drawings and related project instruments af service are the property of the Architect and they shall neither be executed nor used for any other work
except by agreement with the Architect. Written dimensions take precedence over scaled dimensions and shall be verified in the field; any discrepancy shatl be
brought to the attention of the Architect prior to commencement of any work.
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RETAINING WALL SF ANALYSIS

1007
Visibility Trlangle

12-0" DRVWY

100"
KEY NOTES N Visibffity Triangte
THIS NLP OSH IS OUTSIDE OF GABLES
THIS PORTION WHICH ENCROACHES INTO THE BUILDING ENVELOPE IS LESS THAN 20% LEGEND
OF THE LENGTH OF THE BUILDING FACADE. NOTE THAT THE SIDEWALK HEIGHT
INCREASES. PER SDMC 158.0307(e)(1) "TWENTY PERCENT OF THE LENGTH OF THE ELP EXISTING LOW POINT
BUILDING FACADE MAY EXCEED THE 20 FOOT HEIGHT LIMIT IN ORDER TO PROVIDE NLP CHL
ROOFLINE AND FACADE VARIATIONS ACCENTS, TOWER ELEMENTS, ETC.
(3] EXISTING RETAINING WALL NLPOSH  NEW LOW POINT OVERALL STRUCTURE HEIGHT (SDMC
13, . T DOES NOT INCLUDE
[4] GATE - NOT INCLUDED IN RETAINING WALL CALCS 113.0270(@)(2)(B). THIS LOW POINT DOES NOT INCLU
[5] PORTION OF RETAINING WALL BEYOND &/0R NOT PARALLEL TO SIDEWALK Enp EXISTING HIGH POINT
[6] PLANTER BELOW 3 HIGH NHP NEW HIGH POINT
PERMITTED ARCHITECTURAL PROJEGTION PER SDMC 131.0461(a)(1) VLPD VISIBILITY AREA LOW POINT @ DRIVEWAY
[8] ROOF EAVE BEYOND - ACTUAL ENCROACHMENT SEE SECTION @ LIVING ROOM - SF OF WALL AREA - UNDER 120 SF
PAINT WOOD DOORS, WOOD DOOR TRIM, WOOD WINDOWS, & WINDOW FRAMES ONLY
ALL ELSE (SIDING, RAILINGS, BRACKETS, ETC) WOOD STAINED, U.N.O.

NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC 113.0270(a)(4)(D) - THE
NLP CHL IS LOWER THAN THE EXISTING GRADE IN ALL CONDITIONS

SUBTERRANEAN ACCESS AREAS PER SDMC 113.0270(a)(4)(B)(ii)
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Historical and Architectural Character/
Defining Elements

Walkways will have fieldstone borders, Various
refaining walls wil be faced in fieldstone.

Some walkways will be covered and contain wood
handrails.

Itis recommended that a straight & vertical stairway
similar o the existing 4 foo! wide wood stair fhat
curently fraverses the south side of the site from the
Upper sidewalk 1o the Coast Biv.

New stairways on the site will include wood treads.

Selected existing mafure frees will remain on the site
and be protected.

New landscaping materials infroduced to the site
will be native Califomian species and compativle in
character with the landscaping shown on
phoro%mphs datfed 7/3/91 and plans submitted on
3/23/92 to the coastal commission. {See Landscape)

Pafms wil not be used on the site. Efforls will be
mage fo ennance ihe exsfing planiing ineme using
Torrey pines, eucalyptus and Monterey cypress

A view conidor will be developed across the site of
the new development.

Exterior hofizontal wood shiplap clapboard siding
wilthave comer boards 1x8's maximum dimension.
Verfical wood board and baifen siding, average
size x4, but in no case will they exceed ix12.

Wood board and batten siding wif express the fioor
line with o water stop at the run of the board and
battens af the floar ine, The water stop will be flush
w!{f? he battens. Blocking will be used between the
rafters.

Foundations where exposed wil be faced with
rounded river bottom stone, 6 to 12" In diameter,
typical size.

Projecting bays are incorporated with shed roofs
focated Beiow the main building reof with ratter fails
that project a minimum of 6 inches,

Projecting floors are incarporated when supported
by decorative brackets simifar 1o those existing.

Bungalow sfyle wood windows with decorative
headers. Projecting bays with small panes,
mulfidight wood, cdsement windows with wood
rrunfing, simple tim are Used throughaut.

Wood windows on each buliding il have a
combination of smafl Gnd large window fypes, Al
facades will have a combination of fhese features.

Dutch woad door x-bracing Is incorporated on
some doors leading to private outdoor areas.

Mutti-paneled crafisman doors are standord on the
exterior,

Brick chimneys are used where possibie.

Shed roofs are gently pitched firevetardant wood
shingles with iregular paftems. Shakes are nof used.

Where Eable roofs are used, pitch is 4in-12. Gables
are stickwork, fire-retardant wood shingles.

Most roots are moderately sloped fip roofs, with fire
refardant wood shingfes dnd & minimum 2in-12

Shallow pitched roofs with compasifion shingles or
Toll roofing are Used on minor bay window elements.

The size and facing of exposed raffer tails an wood
noard and batten sided bulldings and clapboard
sided bulldings will be similar 1o fhose of the oniginal
structures.

Exterior light fixtures are reproduction ‘craftsmar
period fixtures.

Generally, orientation of bulldings are as shown on
plan in deed restrictions (Exhibit No. 2}

Buildings ore ariented toward Coast Boutevard In a
manner 1o fake advaniage of the ocean view o
cave and the cove.

Original buildings were broken up into many planes
with smalt offsefs. The new walls are broken up with
bays, recesses, projections or a change in the wall
surface of a materal.

Patterns: grouping of larger bands of wood window
Cades. View windows on the north and
northwest will be located high on the facade. Tal
windows will be J-to-14 of 1-ta-2 verlically orienfed.
Hity percent of ine facade will be %IGZBG in
groupings of windows made up of 2 o 3 slerments.

$moltwood windows and small projecting bays wil
have panes with verficat or horizonial emphass.

The pafette of colors il be related fo and be
simitat fo fhat ussd on the femoved bulldings.

enarally, colors were muted oranges, graysd
greens, bumt umbers and other muted wedthered
Colors of & warm hue.

Porches will be particlly covered
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KEY NOTES

THIS NLP OSH IS OUTSIDE OF GABLES

THIS PORTION WHICH ENCROACHES INTO THE BUILDING ENVELOPE IS LESS THAN 20%
OF THE LENGTH OF THE BUILDING FACADE. NOTE THAT THE SIDEWALK HEIGHT

INCREASES. PER SDMC 159.0307(e)(1) “TWENTY PERCENT OF THE LENGTH OF THE

BUILDING FACADE MAY EXCEED THE 20 FOOT HEIGHT LIMIT IN ORDER TO PROVIDE

ROOFLINE AND FACADE VARIATIONS ACCENTS, TOWER ELEMENTS, ETC.

EXISTING RETAINING WALL

GATE - NOT INCLUDED IN RETAINING WALL CALCS

PORTION OF RETAINING WALL BEYOND &/OR NOT PARALLEL TO SIDEWALK

PLANTER BELOW 3' HIGH

PERMITTED ARCHITECTURAL PROJECTION PER SDMC 131.0461(a)(1)

=] &1 ][] ] []

ROOF EAVE BEYOND - ACTUAL ENCROACHMENT SEE SECTION @ LIVING ROOM

PAINT WOOD DOORS, WOOD DOOR TRIM, WOOD WINDOWS, & WINDOW FRAMES ONLY
ALL ELSE (SIDING, RAILINGS, BRACKETS, ETC) WOOD STAINED, U.N.O.
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LEGEND

ELP EXISTING LOW POINT

NLP CHL NEW LOW POINT COASTAL HEIGHT LIMIT (SDMC 113.0270(a)(4)(D) - THE
NLP CHL IS LOWER THAN THE EXISTING GRADE IN ALL CONDITIONS

NLP OSH NEW LOW POINT OVERALL STRUCTURE HEIGHT (SDMC
113.0270(a)(2)(B). THIS LOW POINT DOES NOT INCLUDE
SUBTERRANEAN ACCESS AREAS PER SDMC 113,0270(a)(4)(B)(ii)

EHP EXISTING HIGH POINT

NHP NEW HIGH POINT

VLPD VISIBILITY AREA LOW POINT @ DRIVEWAY

SF OF WALL AREA - UNDER 120 SF
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NOTE: THESE ALTERNATIVES WERE CREATED AS A RESPONSE TO THE REQUEST OF CITY

STAFF TO DEMONSTRATE THE SIZE OF A COMMERCIAL STRUCTURE THAT MUST BE PROVIDED IN R SRS S?TF:EAF'?;;K]NG TS
ORDER TO COMPLY WITH THE GROUND FLOOR REQUIREMENT OF THE PLANNED DISTRICT.
THESE ALTERNATIVES ARE NOT THE PROPOSED PROJECT.
s REQUIRED RATIO MIXED USE | REQUIRED RATIO EATING/ REQUIRED PARKING
d ; ORNON-LISTED RETAIL® (1.7 | DRINKING ESTABLISHMENT (5.0 PARKING
S AREA  |BEDROOMS |PER1.000SF) TABLE 142050 | PER 1.000SF) TABLE 142055 S e raose T | ReauReD PRDMDED PARKING DEFICIT
' & O’ (M) RETAIL 4520 F 8SPACES 23.5PACES 523 SPACES
(N) RESIDENTIAL 2 2 SPACES 2 SPACES
BUILDING #0 {N) RESIDENTIAL -
(2 CAR GARAGE) GABLES 3 3 SPACES 3 SPACES
(N) RESIDENTIAL -
JACK O'LANTERN 4 3 SPACES 3 SPACES
9 SPACES 2
TOTAL 16-31 SPACES |  (INADEQUATE) 7-22 SPACES
CHARTB
OFF-SITE PARKING ANALYSIS
EXISTING STREET PARKING = 8 SPACES (SEE A0.7)
PROPOSED STREET PARKING = 7 SPACES*
* INCLUDES (1) OFF-STREET PARKING SPACE
) ACROSS THE STREET
(4262, 1262)5, 1264, 1264, 1266
%PROSPECTST)
KEY
——_ REDCURB
m (E) FIRE LANE
BUILDING #3 (N} PARKING SPACE (QUANTITY NOTED)
(1258 PROSPECT ST) m
_______ OUTLINE OF (E) PARKING SPACES
'rf ----- ™. DRIVEWAY PROPOSED IN PREVIOUS SCHEMES
i L SR e (E) COMMERCIAL BUILDINGS OUTLINE

"""""""""" BUILDING #4
_____ (1265 COAST BLVD)
““““““ GOLDFISH CAFE

—_—

@ ALTERNATIVE 1 §

1"=20'-0"

AN
- HARDSCAPE

- OUTLINE OF PROPOSED RETAIL

OQUTLINE OF PROPOSED PARKING GARAGE

## & TEXT  NON-CODE COMPLIANT (SEE CHART C, SHEET A2)

EAST-CLIFF, GABLES &
JACK O'LANTERN ggieenoreson

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:

THREE NEW SINGLE FAMILY RESIDENCES

KEY PLAN (NTS): Date:  05/30/2012
Revisions:

ALTERNATIVE 1/ ALT 1.0
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NOTE: THESE ALTERNATIVES WERE CREATED AS A RESPONSE TO THE REQUEST OF CITY
STAFF TO DEMONSTRATE THE SIZE OF A COMMERCIAL STRUCTURE THAT MUST BE PROVIDED IN
ORDER TO COMPLY WITH THE GROUND FLOOR REQUIREMENT OF THE PLANNED DISTRICT.

THESE ALTERNATIVES ARE NOT THE PROPOSED PROJECT.

0

EXISTING GOLDFISH CAFE & GAR_AGESJ

EXISTING STRUCTURE NOT CONNECTED TO
NEW & NOT USED IN CALCULATION

NORTH ELEVATION - COAST BLVD

EAST CLIFF

/ REDUCTION OF (2) STORIES

RESIDENTIAL - 1 FLOOR
2 BED

RESIDENTIAL - 2 FLOORS
3BED

FOLD LINE

ACCESS &
LANDSCAPING

JACK O'LANTERN

RESIDENTIAL - 3 FLOORS
4 BED

/PARKING

@

9 SPACES —
. 505~ 28.51
0 139"-9" 43-6"
7 SPACES
SITE CONSTRAINT - NOT ENOUGH
DEPTH ON SITE FOR RAMPING
BELOW GRADE (THERE IS 33' & A
SPIRALING RAMP NEEDS MIN 68") ™. 7 SPACES
CHART D

OPTION 1 - COMPLIANCE & ADVERSE EFFECT ANALYSIS

ADVERSE EFFECT | NON-CODE COMPLIANT

NON-COMPLIANCE EXPLANATION

K=1-0" (ELONGATED @ FOLD LINE)
CHART C
RETAIL FRONTAGE
TOTAL FRONTAGE OF (N) [ *RETAIL - % OF STRUCTURE'S
(N)RETAIL | (N) PARKING STRUCTURE STREET FRONTAGE LENGTH
139.75LF  [4350LF 183.25 LF 76%

* MIN PERCENT OF STRUCTURE'S STREET FRONTAGE LENGTH = 75%

KEY

& TEXT

(E) RED CURB

77777} OUTLINE OF PROPOSED RETAIL

(/7777 OUTLINE OF PROPOSED PARKING GARAGE
NON-CODE COMPLIANT (SEE CHART C, SHEET A2)

RETAIL FRONTAGE NO FOR 75%, SEE STRUCT STR FRONTAGE CHART C, SHEET A1.1
ON-SITE PARKING YES SEE PARKING REQUIREMENTS CHART A, SHEET A1.0
NO ABOVE GROUND PARKING STRUCTURES NG
QUANTITY & DISTANCE BETWEEN DRIVEWAYS {PER
142.0560(J)(8)(A) - ONE DRIVE PER 100' STREET FRONTAGE} YES THE TOTAL PROPERTY FRONTAGE IS 265'
QUANTITY & DISTANCE BETWEEN DRIVEWAYS {PER CHP 15,
ART 9, APPENDIX D, 3 - DRIVES NO CLOSER THAN 150'} NO THE CURB CUT IS APPROXIMATELY 164' FROM THE EXISTING CURB CUT
DISTANCE FROM SIDEWALK TO GARAGE DOOR NO
AILSE WIDTH NO
THE LOADING AREA OVERLAPS W/ REQUIRED BACK-UP AND AISLE SPACE
LOADING ZONE (IF REQUIRED) YES (SEE A1.0)

COMPLIANCE WITH THE DEED RESTRICTIONS (SCALE &

ONE LARGE BUILDING FACADE CONNECTED AT THE FIRST AND SECOND
LEVELS WILL NOT RECREATE THE SCALE OR CHARACTER OF THE

CHARACTER OF THE PREVIOUS COTTAGES) YES PREVIOUS COTTAGES

REDUCTION AT GABLES & EAST CLIFF BECAUSE HEIGHT IS NOW
REDUCTION OF A STORY YES CONNECTED TO JACK O'LANTERN (SEE A1.1)
LOSS OF PUBLIC ACCESS YES SEE A1.1
OFF-SITE PARKING REDUGTION YES LOSS OF (1) PARKING SPACE SEE CHART B, SHEET A1.0
RETAIL AND RESIDENTIAL PARKING COMBINED YES COMBINED IN THE GARAGE UNDER GALBES/JACK O'LANTERN, SEE A1.0
REDUCED LANDSCAPE AREA & INCREASE IN STREET FACADE THE PREVIOUSLY PROPOSED LANDSCAFE BETWEEN GABLES AND JACK
DENSITY YES O'LANTERN IS NOW RETAIL AND PARKING, SEE A1.1

EAST-CLIFF, GABLES &
JACK O'LANTERN ggreenoraoor

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date; 19 APRIL 2011
RebnE

16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 0CT 2013

ALTERNATIVE 1 |ALT 1.1
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These drawings and related project instruments of service are the property of the Architect and they shall nelther be executed nor used for any ather wark

except by agresment with the Architect. Written dimenslans take precedence over scaled dimensions and shall be verffied In the field; any discrepancy shalf be
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ATTACHMENT 13

NOTE: THESE ALTERNATIVES WERE CREATED AS A RESPONSE TO THE REQUEST OF CITY
STAFF TO DEMONSTRATE THE SIZE OF A COMMERCIAL STRUCTURE THAT MUST BE PROVIDED IN
ORDER TO COMPLY WITH THE GROUND FLOOR REQUIREMENT OF THE PLANNED DISTRICT.
THESE ALTERNATIVES ARE NOT THE PROPOSED PROJECT.
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EAST-CLIFF, GABLES &
JACK O'LANTERN of Green Dragon

Colony

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
@ OPTION 1 - SECTION AT GABLES - LOOKING EAST THREE NEW SINGLE FAMILY RESIDENCES
Kr=1-0n

KEY PLAN (NTS): Date: 19 APRIL 2011
Revisions:
16 JUNE 2011
12 JAN 2012
30 MAY 2012
11 SEPT 2013
11 OCT 2013

Shesat Tie:

ALTERNATIVE 1 - SECTION |ALT1.2

Sheet 26 of 32

© 2012 Alcorn & Benton Architects  n righes reserved.

These drawings and related project instruments of service are the property of the Architect and they shali neither be executed nor used for any other work
except by ogreement with the Architect. Wiftten dimenslons take precedence over scaled dimensions and shall be verifled in the fleld; any discrepancy shall be
brought to the attention of the Architect prior to commencement of any work.
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ATTACHMENT 13

NOTE: THESE ALTERNATIVES WERE CREATED AS A RESPONSE TO THE REQUEST OF CITY
STAFF TO DEMONSTRATE THE SIZE OF A COMMERCIAL STRUCTURE THAT MUST BE PROVIDED IN
ORDER TO COMPLY WITH THE GROUND FLOOR REQUIREMENT OF THE PLANNED DISTRICT.

THESE ALTERNATIVES ARE NOT THE PROPOSED PROJECT.

& w7

. 8
@ >

. ‘ // q BUILDING #0
-9 / 7 \ (2 CAR GARAGE)

4 3

. S

PROSPECT STREET——_ ;
— '
/”’ I’-_‘ H

BUILDING #3
(1258 PROSPECT ST)

BUILDING #1
(1270 & 1274 PROSPECT

GABLE: 7
~ 70FLR = 2\91SF RET, ¢
s - *"1FLR = PARKING
__________ BUILDING #4 ¥, 2FLR = 2 BEDRQGMS

- (1255 COAST BLVD) VKA A vv?‘
Sm——— Z SRl AP ’4 c .
R S R p—,

s
S

ALTERNATIVE 2 § t\,

O,

1"=20'-0°

CHARTE
OPTION 2 - NEW ON SITE PARKING REQUIREMENTS
REQUIRED RATIO MIXED USE ﬁQUIRED F;ArﬂD EATING/ REQUIRED PARKING
NO. OR NON-LISTED RETAIL" (1.7 INKING ESTABLISHMENT (5.0 |FOR DWELLINGS PER | PARKING PARKING
AREA  |BEDROOMS |PER1.000SF) TABLE 142050 | PER 1.000SF) TABLE 142056 | TABLE 1205C REQUIRED PROVIDED PARKING DEFICIT

{N) RETAIL 4,707 SF 8 SPACES 24 SPACES 8-24 SPACES

(N} RESIDENTIAL 2 2 SPACES 2 SPACES

™) 1AL -

GABLES 2 2 SPACES 2 SPACES

(N) RESIDENTIAL -

JACK O'LANTERN 3 3 SPACES 3 SPACES

11 SPACES
TOTAL 1531 SPACES |  (INADEQUATE) 4-20 SPACES
* RETAIL SALES USES & COMMERCIAL SERVICE USES THAT ARE NOT COVERED BY TABLE 142-05E OR 142-05F
CHART F

q

OFF-SITE PARKING ANALYSIS

EXISTING STREET PARKING = 8 SPACES (SEE A0.7)
PROPOSED STREET PARKING = 8 SPACES*

* INCLUDES (1) OFF-STREET PARKING SPACE
ACROSS THE STREET

## & TEXT

e RED CURB

(E) FIRE LANE

~===  OUTLINE OF (E) PARKING SPACES

(N) PARKING SPACE (QUANTITY NOTED)

i~ DRIVEWAY PROPOSED IN PREVIOUS SCHEMES
(E) COMMERCIAL BUILDINGS OUTLINE
[  HARDSCAPE
OUTLINE OF PROPOSED RETAIL

OUTLINE OF PROPOSED PARKING GARAGE
NON-CODE COMPLIANT (SEE CHART C, SHEET A2)

EAST-CLIFF, GABLES &
JACK O'LANTERN ¢lgreen oraon

Sheat

THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS):

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:

Dale:  4/30/2012
isions:

ALTERNATIVE 2 - PLAN|ALT 2.0

Sheel 27 o 32

except by ogreement with the Architect. Written [
brought ta the ottention of the Architect prior to commencement of any work,

© 2012 Alcorn & Benton Architects it rights reserved.
These drawings and related project Instruments of service are

the property of the Acchitect and they sholl nelther be executed nor used for any other work
ki over scaled

ond sholl be verified In the field; any discrepancy shall be
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ATTACHMENT 13

NOTE: THESE ALTERNATIVES WERE CREATED AS A RESPONSE TO THE REQUEST OF CITY
STAFF TO DEMONSTRATE THE SIZE OF A COMMERCIAL STRUCTURE THAT MUST BE PROVIDED IN
ORDER TO COMPLY WITH THE GROUND FLOOR REQUIREMENT OF THE PLANNED DISTRICT.

THESE ALTERNATIVES ARE NOT THE PROPOSED PROJECT.

EXISTING GOLDFISH CAFE & GARAGES

_—

EAST CLIFF

/ REDUCTION OF (2) STORIES \

JACK O'LANTERN

Ll
Zz
)
(=]
T - |
\ 8
P
] RESIDENTIAL - 1 FLOOR IIE?JEEI(?F
= 2 BED
= L ACCESS & RESIDENTIAL - 2 FLOORS
= RESIDENTIAL - 1 FLOOR LANDSCAPING 3 BED
= 2 BED
o ! o /1/
Zj 0I -~ ’( /
Gieisd PARKING
oy 7 11 SPACES)
© ;
™~ GO ; RETAI L
! .@ 48.5]
EXISTING STRUCTURE NOT CONNECTED TOP 44' -4" 74 -4"
EW & NOT USED IN CALCULATION i
CHART H
1 NORTH ELEVATION - COAST BLVD OPTION 2 - COMPLIANCE & ADVERSE EFFECT ANALYSIS
Kr=1-00 (ELONGATED @ FOLD LINE)
ADVERSE EFFECT |NON-CODE COMPLIANT | NON-COMPLIANCE EXPLANATION
CHART G BECAUSE HALF OF THE RETAIL IS MORE THAN 50% UNDERGROUND, SEE
T e e —_— YES STRUCT STR FRONTAGE CHART G, SHEET A2.1 E AS T_C L I F F G AB L E S &
ON-SITE PARKING YES SEE PARKING REQUIREMENTS CHART E, SHEET A2.0 . 3
el | T A | REeT | |NO ABOVE GROUND PARKING STRUGTURES YES |MOSTOF THE PARKING STRUGTURE IS ABOVE GROUND, SEE 2.1 JACK O'LANTERN g Creen Dragon
GRADE GRADE (N) PARKING | STRUCTURE FRONTAGE LENGTH QUANTITY & DISTANCE BETWEEN DRIVEWAYS (PER y
SA00LE 7425 LF 44.25 LF 18250 LF % 142.0560(J)(B)(A) - ONE DRIVE PER 100' STREET FRONTAGE} YES THE TOTAL PROPERTY FRONTAGE IS 265' CO A ST BO ULEVARD , LA JO |_|_ A’ C A 92037
. . THERE IS (1) EXISTING CURE CUT, (1) 24’ DRIVEWAY AND (1) 12' :
MIN PERCENT OF STRUCTURE'S STREET FRONTAGE LENGTH = 75% QUANTITY & DISTANCE BETWEEN DRIVEWAYS {PER CHP 15, DRIVEWAY, THE DISTANCE BETWEEN EACH OF THEM IS LESS THAN 150', SCOPE OF WORK:
ART 9, APPENDIX D, 2 - DRIVES NO CLOSER THAN 150'} YES SEE A2.0 THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date: 19 APRIL 2011
DISTANCE FROM SIDEWALK TO GARAGE DOOR YES FOR THE REQUCED DIMENSION SEE A2.0 ey
AILSE WIDTH YES FOR THE REDUGED DIMENSION SEE A2.0 15 et
THE LOADING AREA OVERLAPS W/ REQUIRED BACK-UP AND AISLE SPACE 30 MAY 2012
LOADING ZONE (IF REQUIRED) YES (SEE A2.0) 11 gEcPTZED:!S
11 T201

KEY

— €

## & TEXT

} RED CURB

7~ 777} OUTLINE OF PROPOSED RETAIL
[77772 OUTLINE OF PROPOSED PARKING GARAGE

NON-CODE COMPLIANT (SEE CHART C, SHEET A2)

COMPLIANCE WITH THE DEED RESTRICTIONS (SCALE &

ONE LARGE BUILDING FACADE CONNECTED AT THE FIRST AND SECOND
LEVELS WILL NOT RECREATE THE SCALE CR CHARACTER OF THE

CHARACTER OF THE PREVIOUS COTTAGES) YES PREVIOUS COTTAGES
REDUCTION AT GABLES & EAST CLIFF BECAUSE HEIGHT IS NOW
REDUCTION OF A STORY YES CONNECTED TO JACK O'LANTERN (SEE AZ2.1)
i == ALTERNATIVE 2 | ALT 2.1
OFF-SITE PARKING REDUCTION NO SEE CHART B, SHEET A2.0 a
COMBINED IN THE GARAGE UNDER EAST CLIFF/IGALBES/JACK O'LANTERN, —_ "
RETAIL AND RESIDENTIAL PARKING COMBINED YES SEE A2.0 ad a2
REDUCED LANDSCAPE AREA & INCREASE IN STREET FACADE THE PREVIOUSLY PROPOSED LANDSCAPE BETWEEN GABLES AND JACK © 2012 Aleorn & Benton Architects At righes reservea. ) j
DENSITY YES O'LANTERN IS NOW RETAIL AND PARKING, SEE A2.1 il btk s ki L Mt iR e i i e loni i it pefoal il i i b

brought ta the attention of the Architect prior to commencement of any work.
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LEGEND LEGEND £
» N4
EXISTING TREES ) TOTAL: Landscape Area Provided 10,840 5., 27%
SYMBOL QUAN BOTAMICAL NAME COMMON NAME REMARKS CALIPER _ HEIGHT _ SPREAD (25% required: 9,910 s.f. required) ’ achieved
(TYPICAL SYMBOL: SEE PLAN FOR SPECIFIC LOCATION OF THE FOLLOWING TREES:)
L d Area F ded: Non-Vi d 4,440 8.1,
1 ALOEMEDUSA NCN TO REMAIN 5 DIAM. 10'H. TW, (open to sky; accessible from R.O.W.)
"1 EUCALYPTUS GLADOCALYX  SUGAR GUM TO REMAIN 30"DIAM.  10'H. 12'W,
Jt EUCALYPTUS GLOBULIS BLUE GUM TO BE REMOVED 30"DIAM.  30'H. 2BW. 65%
1 HOWEA FORSTERANA PARADISE PALM TO REAMAIN 2-1/2"DIAM.  5'H. AW Land d Area F d: Veg d 6,440 5.1, {of required
=" METROSIDEROSEXCELSUS NZ CHRISTMASTREE  TO REMAIN 5DmM. 12H. 10w, (40% required: 3,964 s.f. required) smnosts
1 PHOENIX CANARIENSIS CANARY ISLAND DATE PALM TO BE REMOVED 30°DIAM.  30'H. 30'W, provided)
1 PHOENIX ROEBELENI PIGMY DATE PALM TO REMAIN 2" DIAM. 4'H. 4w, B
1 PINUS TORREYANA TORREY PINE TO BE REMOVED 15" DIAM,  30'H. 25'W.
1 PITTOSPORUM TOBIRA TOBIRA TO REMAIN 5" DIAM. 6 H. 8w, Additional L andscaped Area Provided
3 MAGNOLIA LITTLE GEM® LITTLE GEM MAGNOLIA  TO REMAIN 30"DIAM.  20°H. 25'W. (not included in above s.£. counts; thus not counted towards satisfying required 4,461 s.f.
3 SYAGRUS ROMANZOFFIANUM QUEEN PALM TO REMAIN 10'DIAM.  15'BTH  15W percentages: hawsvar, araas are open to sky and accessivie ’m";%o'w"
. »\.,~.E_))S‘|STING SHRUBS Balconies/Terraces
 [TYPICAL SYNBOL: SEE PLAN FOR SPECIFIC LOCATION OF SHRURS) (not included in above s.f. counts; thus not counted towards satisfying required 1,112 s.f.
) 7 7 percentages; however, areas are open to sky and visually accessible from
ROW,)
Driveways and parking areas; private patios
{not included in above s.f. counts; thus pot counted towards satisfying required 1,837 s.f.
percentages)

P M TRE

e NEEWPINLES TeReied

LANDSCAPE AREA DIAGRAM

Ay, el FkR g

) /i el i gt / ’ NOT TO SCALE
CrERISTY sTRERT |
2 e AN
EYAGRUS s
KaMANE OFF 8 U
N
LANDSCAPE AREA CALCULATIONS
TOTAL % Required %
Total Lot Area 39,6400 s.f.
Landscape Area Requirements 25%
(Zone 1, Option A); 88100 s i
Total Landscape Area Provided: 19,630 5. 48%
Total Vegetated Landscape Area 40%
Required 3,964 s.f
{40% of totat Landscape Area 4 -
Required
Total Vegetated Landscape Area 46%
Provided: 45220 s

Eu

MINIMUM STREET TREE SEPARATION DISTANCES

BT Y

i

WIALK‘WA\{ ‘ IMPROVEMENT MINIMUM DISTANCE TO STREEY TREE
Traffic Signal, Stop Sign 20 feet
Underground Utility Lines 5 feet
Above Ground Utility Structure o h o 10 f;e; )
{Transformers, hydrants, ufility poles, etc.)

A Driveways 10 feet

E. ,jf’z ww& g Intersections
FREMAIN (Intersecting curb fines of two streets) 25 feet

Sewer Lines 10 feet

4 e 1ol

et /

Otk o
y e

BB

LANDSCAPE DEVELOPMENT PLAN

SCALE: 1/16"=1'-0"

'EAST-CLIFF, GABLES &

of Green Dragon

JACK O'LANTERN

Colony

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
| THREE NEW SINGLE FAMILY RESIDENCES
‘ KEY PLAN (NTS): Date: 19 APRIL 2011
R - B ;
3 : _ 16 JUNE 2011
) ) 12 JAN 2012
! 30 MAY 2012
13 SEPT 2013
11 OCY 2013

Sheet Tite:

LANDSCAPE DEVELOPMENT |

PLAN

L1.0

Sheet 2%

of

32 |

| ©2012 Todd Fry Landscape Architect At rehis reserve

+ These drawings and related project instruments of service ore the property of the Architect and they sball neither be executed nor used for any other work B
except by agreement with the Architect. Written dimensions take precedence over scated dimensions and shall be verified in the field; any discrepancy shall be |

i brought to the attention of the Architect prior to commencement of any work.
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A ATTACHMENT 13

"~ LANDSCAPE & MAINTENANCE NOTES:

related city and regional standards.

and sewer facilities.

IRRIGATION SYSTEM NOTES:

1. The long term maintenance of the project shalt be the respons!
Jack-O-Lan_tem. The landscape areas shali be maintained in a healthy growing condition. Diseased or dead
piant material shall be satisfactorily treated or replaced per the conditions of the permit.

2. All landscape and irrigation per the conditions of the permit.

3. All Iapdscape and irrigation required by this permit shall conform to the City of San Diego’'s Landscape
Requirements Section 142.0400, the Land Development Manual Landscape Standards, and all other landscape

4. All canopy trees shall be provided a minimum root zone of 40 s f. in area.
5. Al planting provided on the face of the wail shall screen 80% of the wall within two years.

8. Lendsqaping materials (_ino!uding trees within the city R O.W.) shall be installed and maintained so as to assure
that neither dunng growing stages nor upon reaching maturity wifl such materials obstruct views to and along the
acean from all points within the visual access corridor and at the view terrace.
No trees or shrubs exceeding three feet in height at maturity shall be instalied within ten feet of any public water

lity of the tenants of the East Cliff, Gables, and

for lateral lines.

ROOT BARRIER NOTES:

1. Al p(anﬁng areas will be irrigated according to plant type and environmentat exposure. Planting areas will
receive complgte wate( coverage by means of a state of the art, automatically controfled, electronically operated,
underground piped sprinkler system. irrigation mainiine 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

1. Rootl barrier type to be
“Biobarrier" by Reemay Inc. (800) 284-2780.

FLANTINGS (TyPlcal)
& Tor®  oF wslb
TTo “oF TEN PACE
FET. wall -
HT. varEs

2. Root barrers are not to be wrapped around root ball of tree,
3. Non-biodegradeable root barriers shalt be installed around all new street trees. Root barriers may be eliminated
whgrs the combination of tree species, soil type, soil area, and drainage conditions can be shown to afford
equivalent pratection against tree root damage to public improvements (LDC 142.0403).

| ZECTIoN |

ELEVATIoN |

NTS

LeETAINING \WALL PLANTING beoiaN DETAE_]

Triangles {(per SDMC 113.0273), typical symbol; ==

For visibility areas at the intersection of a street and driveway,
one side of the triangle extends from the intersection of the street
and the driveway for 10 feet along the property line. The second

ExeT'q TREE ]|
To BE ReEMovED] |

L

SEXETg  RETA L.—>
Ko

side extends from the intersection of the sireet and driveway for
10 feet inward from the properly iine along the driveway edge / [ / /
and the third side of the trlangle connects the two. No structures b3 . i ol )’N
or plants higher than 3 feet in height shall be located within the X / ‘ 65'-'
sight visibifity triangles. See Sheet A1.0. . ) w M /. ’V Q) =
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LANDSCAPE DESIGN STATEMENT: &
Goal:

Provide a landscape that enhances the unique character of the Green Dragon Colony (circa 1915), This cluster of
historical buildings and cottages comprised the early artist colony of La Jolia. There was a diversity of local materials
used in building construction, such as post and beam, shingles, low-pitched roofs, divided windows, which have come
to signify the early beach colony. Our intent is to select a plant palette that reflects that period, whilte kesping consistent

with the La Jolia PDO.

Objectives:
1. Use plant materials that were used during this period, wherever possible.

2. Consistent with the La Jolia PDO, low-water plants are specified. While not all species selected are native California

plants, they are drought tolerant and used during the historical period of the Colony, protecting and preserving the
unique character of La Jolla. ;

. Use plants that thrive in first exposure sea coast conditions.

Create a unifying plant theme throughout East Cliff, Gables, and Jack-O-Lantern sites.

Use street trees consistent with the rest of the street trees along Coast Boulevard.

Select plants that relate to human scale and enhance the experience of pedestrians, occupants, and visitors who

walk through the site through the public access stairs and sidewalks.

Consistent with the La Jolla PDO, paved exterior surfaces are composed of a textured material such as brick.

Consistent with the La Jolla PDO, protection and enhancement of public ocean views play a key role in the

selection and placement of plant material. Preservation of ocean views is paramount to the overall design.

oo W

© N

S =Ty

Eer's TREE
T BE REMOVED

/ g 7 XX
i /
/

o~ AN\
: / 2 / &X\ R .
fen 1 \ 4 L 1\( A\ X
JIrEE SURNTERK / / /IR
‘teE eliol/ ] / /,./ F O ds/
. v [ x

S

LINE o7 VISIBILITY. =]
TRaNglE-SEE en T Al

GuspsEompasopmsosEoOAAREOnSS

-]
gane®®

unuﬂ“’““‘

LINE . oF Vil i ITY
TRIANGLE ~SEE sHT AL O

PLANT LEGEND &

EXISTING TREE TO BE REMOVED: TYPICAL SYMBOL

e SYMBOL % _SIZE QUAN. BOTANICAL NAME/COMMON NAME  FORM/FUNCTION SIZE AT MATURITY
TREES & PALMS SUCH AS: STREET TREE
100% 36" box 5 WASHINGTONIA ROBUSTA MEX.FAN PALM 25' BTH
00% 36'box 3 SUCHAS: TREE 25 h. x 25'w.
SEE SHT. L1.0 PINUS TORREYANA TORREY PINE TREE
100% 24'box 5 SUCHAS: SMALL TREE 15 h.x 15'w.
METROSIDERCS EXCELSUS N.Z. CHRISTMAS TREE
LAURUS NOBILIS GRECIAN LAUREL
ARBUTUS UNEDA NEN
100% 24"box 6  SUCHAS: SMALL ACCENT TREE 15 h. x 10 w.
METROSIDEROS COLLINA ‘SPRING FIRE' ORANGE FLOWERING N.Z. CHRISTMAS TREE
DRACAENA AUSTRALIS GREEN DRACAENA
ALOE MEDUSA NCN
SHRUBS 100% 15 gal 18 SUCHAS: SCREENING SHRUB §h.x3w.
PITTOSPORUM CRASSIFOLIUM KARO
@ o PORTULAGARIA AFRA ELEPHANT'S FOOD
@ — LIGUSTRUM JAPONICUM TEXANUM' TEXAS PRIVET
P 100% 15 gal 10 SUCHAS: MEDIUM MASSING SHRUB 5'h.x5w.
(o PITTOSPORUM TOBIRA TOBIRA
. MELALEUCA NESOPHYLLA PINK MELALEUCA
WESTRINGIA FRUTICOSA COAST ROSEMARY
100% 5gal 65 SUCHAS: LOW MASSING SHRUB Fhox 4w
S ("o\) CRASSULA ARGENTEA JADE PLANT
C‘r; o ARCTOSTAPHYLOS SUNSET MANZANITA SUNSET MANZANITA
PORTULACARIA AFRA ELEPHANT'S FOOD
RHAPHIOLEPIS UMBELLATA ‘MINOR' DWARF INDIAN HAWTHORN
100% 5 gl 40 SUCHAS: LOW SHRUB 3h.x3w
@ CRASSULA ARGENTEA JADE PLANT
CARISSA BOXWOOD BEAUTY BOXWOOD BEAUTY NATAL PLUM
HESPERALOE PARVIFLORA RED YUCCA
LOMANDRA LONGIFOLIA BREEZE DWARF MAT RUSH
100% 15 gal 8  SUCHAS: MEDIUM ACCENT SHRUB Fhxdw
ALOE ARBORESCENS TREE ALOE
AGAVE ATTENUATA NCN
AGAVE 'BLUE FLAME' NCN
MUHLENBERGIA RIGENS DEER GRASS
47 SUCHAS: SMALL ACCENT SHRUB 30°h, X 2w
CRASSULA 'CORAL' GORAL JADE PLANT
- CRASSULA VARIEGATA VARIEGATED JADE PLANT
COPROSMA KIRKIH NCN
SUCH AS: WALL SCREENING VINE
° 100% 1 gal 82 ROSMARINUS 'HUNTINGTON BLUE' PROSTRATE ROSMARY 12° 1. x 36" w.
CRASSULA MULTICAVA JADE PLANT
© PORTULACARIA PROSTRATA TRAILING ELEPHANT'S FOOT
CEONOTHIS GRISEUS HORIZONTALIS ~ CARMEL CREEPER
GROUND COVER SUCH AS: GROUND COVER
X v X 100% 1 gat CRASSULA MULTICAVA JADE PLANT 12° h. x 36" w.
x % x ROSMARINUS 'HUNTINGTON BLUE' PROSTRATE ROSMARY
x x X PORTULACARIA PROSTRATA TRAILING ELEPHANT'S FOOT

BRICK PAVING SUCH AS: BASKETWEAVE PATTERN WITH SOLDIER COURSE BRICK BORDER PATTERN

BRICK TO MATCH AT ALL COTTAGES

CONCETE PAVING AT STAIRS AND WALKWAYS SUCH AS: CONCRETE AGGREGATE

RETAINING WALL: TYPICAL SYMBOL
SEWER LINE: TYPICAL SYMBOL

WATER LINE: TYPICAL SYMBOL

L
BosgEenmw

i

“ LANDSCAPE_CONCEPT PLAN

SCALE:1°=10"- 0"

EAST-CLIFF, GABLES &
JACK O'LANTERN

of Green Dragon

Colony

COAST BOULEVARD, LA JOLLA, CA 92037

SCOPE OF WORK:
THREE NEW SINGLE FAMILY RESIDENCES
KEY PLAN (NTS): Date: 19 APRIL 2011
§ Revislons:
16 JUNE 2011
12 JAN 2012
30 MAY 2012
2T MAY 2019

Sheet Title:

LANDSCAPE CONCEPT

'PLAN

i
|
L1

Sheet

{

i © 2012 Todd Fry Landscape Architect aif rights reserved,

These drawings and reiated project Instruments of service are the property of the Architect and they shall neither be executed nor used for any other work

brought to the attention of the Architect prlor to commencement of any work.

except by agreement with the Architect, Written dimensfons take precedence over scaled dimensions and shall be verffied in the fletd; any discrepancy shall be




+ ATTACHMENT 13
vanies — LEGAL DESCRIPTION

VARIES VARIES
-] 25

LOTS 30 THROUGH 32, IN BLOCK 59 OF LA JOLLA PARK, iN THE CITY OF SAN DIEGO, COUNTY OF
SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREQF NO. 352, FILED IN THE OFFICE
OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, NOVEMBER 27, 1914,

BASIS OF BEARINGS

THE BASIS OF BEARINGS FOR THIS SURVEY IS STATED TO BE A TiE FROM THE NORTHWEST
- CORNER OF LOT 30 AND THE NORTH EAST CORNER OF LOT 32 AS SHOWN ON A SURVEY BY
[m— ~ PRECISION SURVEY AND MAPFING, AS INTERPRETED BY RBF.
g EX PCC PAVEMENT N LE. NORTH 47°44:20" WEST.
e SIDEWALK:

e e S \ APN / ADDRESS
TYPICAL STREET SECTION; BE 10 FROMRWLINE, ' ATSESSORS PARCEL NUMBER: 350-050-1700
COAST BOULEVARD ADDRESS: 1258:1274 PROSPECT STREET

- ciL

NOT TO SCALE LA JOLLA, CA 8203
NOTES

1. THE SQURCE OF THE TOPOGRAPHIC INFORMATION SHOWN HEREON IS SURVEYS BY

B
RBF CONSULTING PERFORMED IN 1997 AND 1998 AND SITE IMPROVEMENTS THAT ARE
SHOWN FROM DESIGN DRAWINGS AS INTERPRETED BY RBF.

2. THE SUBJECT PROPERTY IS SERVED BY CITY OF SAN DIEGO SANITARY SEWER LATERAL AND
WATER SERVICE, WHICH ARE TO BE RETAINED,

3. EXISTING EASEMENTS, IF ANY, ARE NOT SHOWN, NG TITLE REPORT PROVIDED.

4. BENCHMARK: CITY OF SAN DIEGO BRASS PLUG AT THE WESTERLY CURB RETURN OF THE
INTERSECTION OF PROSPECT STREET AND CAVE STREET. ELEVATION = 118.33M.S.L.
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SIDEWALK PCC PAVEMENT SIDEWALK

TYPICAL STREET SECTION:
PROSPECT STREET

NOT TO SCALE

ANY DAMAGED SIDEWALK ALONG

10 PVC SEWER PER
DWG 23717-20-D

129 PVC WATER PER Prepared By:

DWG 23717-20-D CHAISTENSEN ENGINEERING & SURVEYING
7388 SILVERTON AVENUE, SUITE 1"
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LA JOLLA. CA 92037
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R ATTACHMENT 13

AREA OF SITE - 40,375 S

AREA OF SITE TO BE GRADED 11,980 SF

PERCENT OF SITE TO BE GRADED - 29.7°

ANMOUNT OF SITE WITH 25% SLOPES R GREATER: AREA - NA
(ENTIRE SITE PREVIOUSLY DISTURBED)

PERCENT OF TOTAL SITE -

AMOUNT OF SITE WiTH SLOF‘ES THAT ARE SUBJECT TO ESL REGS.
{LDC SEC. 143.0110): 0 SF

AMOUNT OF CUT - 4,600C.Y.

AMOUNT OF FILL - 200 C.Y.

AMOUNT OF EXPORT - 4,400 C.Y.

MAXIMUM HEIGHT OF FiLL - 5; VER'ﬂCAL FILL (LOWEST PLANTER}
MAXIMUM FILL SLOPE RATIO 2:1

MAXIMUM FILL SLOPE HEIGHT NONE

MAXIMUM HEIGHT OF CUT 33 VERTICAL (LOWEST UNIT)
MAXIMUM HEIGHT OF CUT SLOPE

MAXIMUM CUT SLOPE RATIO - 2:1

EARTHWORK IS TO FINISH SURFACES AND IS APPROXIMATE

LENGTH OF SITE RETAINING WALL - 505'
MAX HEIGHT OF SITE RETAINING WALL - 7

NEW SEWER LATERAL

o >
EXISTING ALK EXISTING

NEW SIDEWALK UNDERDEAIN Ry
UNDERDRAIN OF!"Ib:a
89,3 FL EXISTING ABOVE GROUND 4
NEW 1 GOPPER 7 1625TW T 3 PVC SEWER 7 o
) WATER SERVICE 71.0 BW g
S TELEPHONE VAULT TO HAVE EXISTING ABOVE GROUND

. "COVER MODIFIED OR BE RELOCATED 2 %
', TO ACCOMODATE DRIVEWAY APRQN

FILTER INSERT EQUIPPED k
LOW PROFILE CATCH BASIN
TO INTERGEPT DIW RUNOFF/

EX SEWER LATERAL
TO BE RETAINED

8" PVC STORM DRAIN

¥ 387G

Y
2 N EWER JOINS

10° AC WATER

NEW 1* COPPER
WATER SERVICE

VGFF=68.75 ,
/FlRST—-—77.7/5

LATERAL TON\
BEKILLED \

T e SEWER

LATERAL TO
BE RETNNED

HLTEH INSERT EQUIPPED

- EOW PROFILE CATCH BASIN / 7o
TO INTERCEPT D/W RUNOFS
*

i
. shoirs

800 T
TRENCH\

- oaAN |

\
NEW X COPPER
WATER SERVICE
\

! NEW 12 STANDARD 7

~DRIVEWAY
TYPICAL)

FI{TER INSERT EQUIPPED
TOW PROFILE CATGH BAGIN'.
TO INTERCEPT D/W RUNOFE
i \
NEW STANDARD
SEWER LATERAL
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EX SEWER LATERAL
TO BE KILLED Jo

! & FLOWTHHROUGH
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ANTONY K. CHRISTENSEN Date
RCE 54021
EXP. 12-31-13

LEGEND

PROPERTY LINE o s o s
EXISTING CONTOR = ——————

EXISTING OVERHEAD UTILITY £ o
EXISTING GAS LINE

EXISTING SEWER LINE
EXISTING WATER LINE

EX. SPOT ELEVATION
PROPOSED SPOT ELEVATION
EXISTING RETAINING WALL
PROPOSED RETAINING WALL
AREA/DEGK DRAIN

PVC DRAIN

TRENCH DRAIN

CONCRETE SURFACE

DIRECTION OF DRAINAGE

CURB OUTLET PER D-25 |
SIDEWALK UNDERDRAIN ‘V ‘j
VISIBILITY TRIANGLE

{NOTHING GREATER THAN 36"

IN HEIGHT ALLOWED IN THIS

AREA)

PROPOSED DRIVEWAY U

NOTE:

PRICR TO ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITEE SHALL
ENTER INTO A MAINTENANCE AGREEMENT FOR THE ONGOING PERMANENT BMP
MAINTENANCE.

PRIOR TO ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITEE SHALL
INCORPORATE ANY CONSTRUCTION BEST MANAGEMENT PRACTICES NECESSARY TO
COMPLY WITH CHAPTER 14, ARTICLE 2, DIVISION1 (GRADING REGULATIONS) OF THE
SAN DIEGO MUNIGIPAL CODE, INTO THE CONSTRUCTION PLANS OR SPECIFICATIONS.

PRICR TO ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITEE SHALL
SUBMIT A WATER POLLUTION CONTROL PLAN (WPCP). THE WPCP SHALL BE PREPARED
IN ACCORDANCE WITH THE GUIDELINES IN APPENDIX E OF THE CITY'S STORM WATER
STANDARDS.

AN EMRA WILL BE REQUIRED FOR PRIVATE CURB OUTLETS AND PRIVATE SIDEWALK
UNDERDRAINS WITHIN RIGHT-OF-WAY

GEOTECHNICAL CONSULTANT HAS DETERMINED THAT SITE iS NOT SUITIBLE FOR
INFILTRATION OF RUNOFF. RUNOFF WILL BE TREATED WITH FLOW THROUGH
PLANTERS AND FILTER INSERT EQUIPPED DRAINS/ DOWNSPOUT FILTERS. ALL.
HUS?“IOFF SHALL BE THEATED BEFORE BEING CONVEYED TO PUBLIC STORM DRAIN
SYSTEM,

NO TREES OR SHRUBS EXCEEDING THREE FEET IN HEIGHT AT MATURITY SHALL BE
INSTALLED WITHIN TEN FEET OF ANY WATER AND SEWER FACILITIES.
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