AGENDA

CITY OF IMPERIAL BEACH
DESIGN REVIEW BOARD
REGULAR MEETING

THURSDAY, MAY 19, 2016 — 4:00 P.M.

Council Chambers
825 Imperial Beach Blvd.
Imperial Beach, CA 91932

NOTICE TO THE PUBLIC
SPEAKERS ARE REQUESTED TO COMPLETE A "REQUEST TO SPEAK" FORM PRIOR TO THE COMMENCEMENT OF
THE MEETING AND SUBMIT IT TO THE SECRETARY. "REQUEST TO SPEAK" FORMS ARE LOCATED IN THE BACK
OF THE COMMUNITY ROOM. PERSONS ADDRESSING THE COMMITTEE ARE LIMITED TO THREE (3) MINUTES.

AMERICANS WITH DISABILITIES ACT
The City of Imperial Beach is endeavoring to be in total compliance with the Americans with Disabilities Act (ADA). If you require
assistance or auxiliary aids in order to participate at DRB meetings, please contact Larissa Richards at (619) 628-1356, as far in
advance of the meeting as possible.

1.0 CALL TO ORDER
Roll Call: Nakawatase, Pamintuan, Bowman, Smith, Voronchihin

2.0 PUBLIC COMMENTS

The Public may address the Board for up to three (3) minutes on any subject within the Design Review Board’s
jurisdiction. In accordance with State law, the Board may not take action on an item not scheduled on the
agenda. If appropriate, the item will be referred to staff or placed on a future agenda.

3.0 CONSENT CALENDAR

All matters listed under Consent Calendar are considered to be routine by the Design Review Board, and will
be enacted by one motion. There will be no separate discussion of these items, unless a Board Member or
member of the public requests that particular item(s) be removed from the Consent Calendar and considered
separately.

3.1 APPROVAL OF THE JANUARY 21, 2016 REGULAR MEETING MINUTES.

4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT

4.1 REPORT: HARRISON-CSANADI (APPLICANT); CONSIDERATION OF A DESIGN REVIEW CASE
(DRC 160008) FOR THE CONSTRUCTION OF TWO ATTACHED RESIDENTIAL CONDOMINIUM UNITS
ON A VACANT LOT WITH AN EXISTING SEAWALL AT 812 OCEAN LANE (APN 625-330-28-00). MF
1197.

Any writings or documents provided to a majority of the Design Review Board regarding any item on this agenda
will be made available for public inspection in the office of the City Clerk located at 825 Imperial Beach Blvd.,
Imperial Beach, CA 91932 during normal business hours.




DRB Agenda
MAY 19, 2016
Page 2 of 2

5.0 INFORMATIONAL ITEMS/REPORTS

NONE.

6.0 ADJOURNMENT

/s/

LARISSA RICHARDS
ADMINISTRATIVE ASSISTANT



DRAFT MINUTES

CITY OF IMPERIAL BEACH
DESIGN REVIEW BOARD

JANUARY 21, 2016
REGULAR MEETING 4:00 P.M.

City Council Chambers
825 Imperial Beach Blvd.
Imperial Beach, CA 91932

1.0 CALL TO ORDER
Chairperson Nakawatase called the Regular Meeting to order at 4:03 p.m.

ROLL CALL

Board Members Present: Nakawatase, Bowman, Voronchihin, Smith

Board Members Absent: Pamintuan

Staff Present: Assistant City Manager Dush, City Planner Foltz, Recording

Secretary Richards

2.0 PUBLIC COMMENTS
None.

3.0 CONSENT CALENDAR

3.1 MOTION BY NAKAWATASE, SECOND BY BOWMAN, TO APPROVE THE MINUTES OF
THE SEPTEMBER 17, 2015 REGULAR MEETING, THE NOVEMBER 17, 2015 SPECIAL
WORKSHOP AND THE DECEMBER 17, 2015 REGULAR MEETING.

MOTION CARRIED BY THE FOLLOWING VOTE:

AYES: NAKAWATASE, BOWMAN, VORONCHIHIN, SMITH

NOES: NONE

ABSENT: PAMINTUAN

ABSTAIN: NONE

4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT
4.1 BOARD TRAINING DISCUSSION.

Assistant City Manager Dush provided copies of Chapter 2.31 of the City’s Municipal Code to
each of the Design Review Board (DRB) Members. He briefly stated that Chapter 2.31
encompasses how the DRB was created and their responsibilities. He suggested that each
member familiarize themselves with the Chapter and he proposed quarterly trainings for the
DRB.

Board Member Bowman expressed concern with using outdated guidelines from 1984.
Assistant City Manager Dush stated that outdated guidelines do have a lot of good design

elements that can be implemented into today’s designs. He also recommended that updates be
discussed during future quarterly training meetings.
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City Planner Foltz spoke in support of updating the current guidelines at a future time. He
suggested sectioning off our current guidelines according to the type of project being proposed
and design elements that can be implemented moving forward.

Chairperson Nakawatase suggested that the Board dissect the design corridors throughout the
City and discuss which sections of the guidelines should be implemented within each individual
area throughout the City.

Assistant City Manager Dush stated that during the next meeting they can prioritize certain
segments of the City and anticipate what areas of the City will be developed upon in the future.

Board Member Smith inquired as to whether the guidelines have proven controversial or
inadequate.

City Planner Foltz stated that every project varies and the Design Review Guidelines are there
to be referenced in order to see what could be recommended for different types of projects.

Assistant City Manager Dush spoke in support of sectioning off the guidelines as they pertain to
specific areas of the City.

5.0 INFORMATIONAL ITEMS/REPORTS
Board Member Voronchihin inquired about the expected retailers at the 9" and Palm site.

Assistant City Manager Dush stated that the Purchase and Sale agreement (PSA) between the
City and the Developer requires a grocer and a certain amount of square feet of commercial
area.

6.0 ADJOURNMENT
Chairperson Nakawatase adjourned the meeting at 4:37 p.m.

Approved:

Shirley Nakawatase, DRB
Chairperson
Attest:

Larissa Richards, Recording Secretary
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STAFF REPORT
CITY OF IMPERIAL BEACH

TO: DESIGN REVIEW BOARD
FROM: TYLER FOLTZ, CITY PLAN NERﬂ;

MEETING DATE: MAY 19, 2016

ORIGINATING DEPT.: COMMUNITY DEVELOPMENT DEPARTME@
SUBJECT: REPORT: HARRISON-CSANADI (APPLICANT);

CONSIDERATION OF A DESIGN REVIEW CASE (DRC 160008)
FOR THE CONSTRUCTION OF TWO ATTACHED
RESIDENTIAL CONDOMINIUM UNITS ON A VACANT LOT
WITH AN EXISTING SEAWALL AT 812 OCEAN LANE (APN
625-330-28-00). MF 1197.

EXECUTIVE SUMMARY:

The property owner of a site located at 812 Ocean Lane has initiated the process to construct
two attached residential condominium units on a 4,003 square foot vacant lot with an existing
seawall. Staff is recommending that the Design Review Board consider the proposed project
and provide recommendations on the design to the City Council for consideration.

FISCAL ANALYSIS:
The Applicant has deposited $9,000.00 to fund processing of the application.

S R

k%

RECOMMENDATION:

That the Design Review Board consider the |
project for two attached residential condominium l'” J
units located at 812 Ocean Lane (APN 625-330- |
28-00) and recommend approval of the project’s

design to the City Council.

OPTIONS B

In addition to receiving this report and adopting
staff's recommendations, the Design Review

Board can: i
X =

e Recommend approval of the project to the "“F.:t
City Council with additional conditions ) ’H

R -

provided by the Design Review Board; or

e Recommend design revisions and request further consideration at a future Design

Review Board meeting.
T:\Community Development\Master Files\MF 1197 Harrison-Csanadi @ 812 Ocean Lane\MF 1197 Harrison-Csanadi DRB
051916\051916 MF 1197 Harrison-Csanadi DRB Staff Report.docx
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BACKGROUND/ANALYSIS:

The application, originally submitted to the City on February 3, 2016, proposes a Regular
Coastal Permit (CP 160007), Design Review Case (DRC 160008), Site Plan Review (SPR
160009), Tentative Parcel Map (TPM 160010), and Categorical Exemption pursuant to CEQA
Guidelines 15303 (New Construction or Conversion of Small Structures) for the construction of
two attached residential condominium units at 812 Ocean Lane (APN 625-352-23-00), which is
located in the SMU/RO (Seacoast Mixed-Use/Residential Overlay) Zone.

The project site includes one vacant parcel measuring 4,003 square feet fronting Ocean Lane
between Date Avenue and EIm Avenue. The properties to the north and south of the site are
residential, the property to the east is commercial, and the beach is to the west. An existing
seawall is located along the western property line. The seawall was built in 2001-2002 as a
comprehensive shoreline protection device that would serve the residential buildings to the
north and south that were constructed at the same time and for the future development of 812
Ocean Lane.

The proposed building orientation provides pedestrian and vehicular access off of Ocean Lane.
Three off-street parking spaces, one two-car garage and one carport, are proposed to meet the
minimum parking standards of one-and-a-half parking spaces per unit (Imperial Beach
Municipal Code (IBMC) Section 19.48.035). The driveways accessing the parking spaces
would be comprised of permeable pavers and flagstone set in decomposed granite, which
should enhance aesthetic appeal and drainage capabilities.

Various drought tolerant shrubs, groundcover, and flatwork (flagstone in decomposed granite,
pavers, and some concrete) would locate throughout the property. Taller shrubs of
approximately 6-10 feet in height would locate on the northeast and southeast property lines to
provide a buffer between Ocean Lane and the building.

The project proposes a building height of 26 feet, with a chimney and parapet walls on the
western half of the building that would exceed the height limit. The maximum allowable building
height in the SMU/RO Zone is 26 feet; however, the Municipal Code allows some features to
exceed the height limit, as follows (IBMC 19.40.020):

e Roof structures for the housing of elevators, stairways, tanks, ventilating fans, air
conditioning equipment or similar equipment required to maintain and operate the
building;

e Fire or parapet walls required by law;

Skylights chimneys, smokestacks or utility towers;
e Flagpoles, antennas, radio masts, risers and similar structures.

The proposed chimney would extend approximately 6 feet above the height limit, which would
be allowable because chimneys are specifically listed as features that may extend above the
height limit. The Municipal Code also states that “parapet walls required by law” may extend
above the height limit. A parapet is defined as “a low protective wall or railing along the edge of
a raised structure such as a roof or balcony” (IBMC 19.04.588). The proposed building would
measure 26 feet in height to the top of the roof; however, because the roof would be walkable
(roof deck), parapet walls extending 42 inches above the roof and the height limit are proposed
as required by the Building Code for safety/protective purposes. Staff recommends that any
parapet walls above the maximum building height required by law consist of glass or
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transparent material to minimize any potential view impacts. As such, the applicant is proposing
a glass parapet along the western portion of the building and a stainless steel cable guardrail for
the remaining portions of the parapet.

The applicant’s design provides varied rooflines, colors, building projections, and building
materials such as smooth finish panels, siding, stucco, stackstone at the base of the building,
and a stainless steel and glass parapet guardrail for a roof deck. The design should be
consistent with, and contribute positively to, the Ocean Lane corridor that is comprised of
residential uses between Ocean Lane and the beach.

General Plan Consistency:

SMU/RO (Seacoast Mixed-Use Residential Overlay) Zone (the base zone is C/MU-2, Seacoast
Commercial & Mixed Use): The area located between Ocean Boulevard on the west, Ocean
Lane on the east, and between Imperial Beach Boulevard on the south and Palm Avenue on the
north is designated as the Seacoast Mixed-Use Residential Overlay Zone. The purpose of this
transition zone is to allow for the gradual commercial expansion in an area which is generally
used for residential purposes while preserving opportunities for the continuation of single-family
residential uses (IBMC Section 19.27.140). The proposed two-unit residential project meets the
purpose and intent of the SMU/RO land use designation because residential buildings and uses
are permitted in the SMU-RO Zone.

SMU/RO STANDARDS

The SMU/RO Zone allows for single-family
residential, or any use listed in Section 19.27.020 as
permitted in the C/MU-2 Zone. The C/MU-2 Zone
allows for multiple-family residential dwelling units at
a maximum density of one dwelling unit for every
one thousand five square feet of lot area (Section
19.27.020(A)(5)).

PROVIDED/PROPOSED
The property measures 4,003 square
feet and proposes two units at a
density of approximately one unit per
2,000 sq. ft. of lot area, meeting the
density requirements.

Yard requirements for residential uses in the
SMU/RO Zone are as follows (Section 19.27.140):
1. Residential uses:
a. Ocean Lane: 5’ a. Ocean Lane: &
b. Side yard: &’ b. Side yard: &’
C. Ocean Boulevard (Beach): 10’ C. Ocean Boulevard (Beach): 10’

Properties within the Seacoast Residential Overlay
Zone are subject to a reduced single-family
residential building height of two stories or twenty-six
feet, whichever is less (Section 19.27.070(A)(1)).

Exceptions to the height limit as follows (Section
19.40.020):

A. Roof structures for the housing of elevators,
stairways, tanks, ventilating fans, air conditioning
equipment or similar equipment required to maintain
and operate the building;

B. Fire or parapet walls required by law;

The project proposes a building height
of 26’, with a chimney and parapet
walls on the western half of the
building that would exceed the height
limit.

The project is proposing to provide a
chimney that would extend above the
height limit, which is considered a
height exception that may exceed the
height limit per Section 19.40.020.

The project is also proposing to
provide parapet walls (low protective
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C. Skylights chimneys, smokestacks or utility
towers;

D. Flagpoles, antennas, radio masts, risers and
similar structures.

wall or railing along the edge of a
raised structure such as a roof or
balcony) that extend 42” above the
roof deck on the western portion of
the building. The height exceptions
provided in Section 19.40.020 may
include the proposed parapet walls.

Residential development shall provide a minimum of
300 sq. ft. of usable open space per dwelling unit
(Section 19.50.010).

The two units would require at least
600 sq. ft. of open space. 616 sq. ft.
of open space would be provided at
grade for the two units, with an
additional 1,049 sq. ft. of open space
provided on a roof deck.

Sixty percent (60%) of the required usable open
space shall be provided at grade (Section
19.50.020).

The two units would require at least
360 sqg. ft. of open space at grade.
616 sqg. ft. of open space would be
provided at grade.

Residential landscape requirements are as follows
(Section 19.50.040):

A. Not less than fifty percent of the required front
yard and street side yard setbacks shall be
landscaped and permanently maintained. The
remainder of the required yard may be used for
driveways and walkways.

B. Landscaping shall be provided within the parking
area or immediately abutting it.

C. There shall be a minimum four-foot landscaped
area between the structure an any parking located in
front of the structure.

D. There shall be a minimum three-foot-wide
landscaped area between the parking area and each
side lot line when parking is located between the
structure and the street.

A. The SMU/RO Zone does not
designate a front yard. However,
the applicant has maximized the
yard off of Ocean Lane to provide
landscaping in any area not used
for driveways or walkways.

B. Landscaping immediately abuts
the driveways, and the driveways
would be comprised of permeable
paver and flagstone for aesthetic
appeal.

C. Parking is located within garages
and not in front of the structures.

D. Approximately 6-7’ of landscaping
would locate between the
driveways and the side lot lines.

Commercial landscaping: not less than 15% of total
site shall be landscaped and maintained (Section
19.50.030(A)).

No commercial use is required or
proposed. However, the project does
propose 1,113 sq. ft. of
pervious/landscaped areas (27.8% of
the site).

Required parking spaces for multiple-family
residential in the C/MU-2 Zone (there are no specific
parking requirements provided for the SMU/RO
Zone, so the base C/MU-2 Zone requirements would
apply): 1.5 spaces per dwelling unit.

The project proposes three parking
spaces for the two units, which would
comply with the 1.5 parking space per
unit requirement.
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Surrounding Land Use and Zoning:
Surrounding Areas Surrounding Zoning Surrounding
Land Use
North SMU/RO (Seacoast Mixed-Use/Residential Overlay) Residential
South SMU/RO (Seacoast Mixed-Use/Residential Overlay) Residential
East C/MU-2 (Seacoast Comm. & Mixed-Use) Commercial
West PF (Public Facility) Beach

ENVIRONMENTAL DETERMINATION:

The project is categorically exempt pursuant to the California Environmental Quality Act (CEQA)
Guidelines Section 15303 (New Construction or Conversion of Small Structures).

COASTAL JURISDICTION:

The project is located in the Appeal Jurisdiction of the California Coastal Commission as
indicated on the Local Coastal Program Post Certification and Appeal Jurisdiction Map and, as
such, is appealable to the California Coastal Commission under Section 30603(a) of the
California Public Resources Code and IBMC Section 19.87.160.

Attachments:

1. Plans
2. Design Review Checklist

c: file MF 1197
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TO INCLUDE ALL PIPING, DUCT WORK AND CONDUITS) ARCHIECT & THE ONNER ARE TO BE NOTIFIED OF ANY & ALL CONFLICTS, 4. COMPLETION OF WORK WILL INCLUDE CLEAN-UP AND REMOVAL OF DL DEAD LOAD D. NH. NATER H R o ALA
THAT ALL REQUIRED CLEARANCE FOR INSTALLATION AND DISCREPANCIES OR PROBLEMS PRIOR TO COMMENCMENT OF NWORK. 11. FIRE DAMPER ASSEMBLIES, INCLUDING SLEEVES AND ALL EXTRANEOUS ARTICLES AND DEBRIS GENERATED BY WORK. DN. DONN HVAC HEATING, VENTILATING PLAD PLYWOOD WO WITHOUT SHEET 3 OF 3- C-1 CONCEPTUAL GRADING AND STORM TER MANAGEMENT PLAN
MAINTENANCE OF ABOVE EQUIPMENT ARE PROVIDED. INSTALLATION PROCEDURES, SHALL BE APPROVED BY THE ALL MILLWORK TO BE CHECKED FOR PROPER MECHANICAL Do, DONNSPOUT AND AIR CONDITIONING P.S.F. POUNDS PER SQUARE FOOT WP WATERPROOF
15. ALL EQUIPMENT AND MATERIAL AHICH 1S IN OPERATING BUILDING INSPECTOR PRIOR TO INSTALLATION. OPERATION. DTL DETAIL HA. HOT WATER PSSl POUNDS PER SQUARE INCH WP.J. WEAKENED PLANE JOINT EC-1 EROSION CONTROL PLAN
4. GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING CONDITION WHEN REMOVED SHALL BE MAINTAINED AS SUCH AND DG DRANING P.T. PRESSURE TREATED NR. WNATER RESISTANT
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10. THE GENERAL CONTRACTOR SHALL RECORD

1.

REQUIREMENTS.

THE GENERAL CONTRACTOR AND SUBCONTRACTORS SHALL
PURCHASE AND MAINTAIN CERTIFICATIONS OF INSURANCE WITH
RESPECT TO WORKMAN'S COMPENSATION, PUBLIC LIABILITY AND
PROPERTY DAMAGE FOR THE LIMITS AS REQUIRED BY LAW. THE
GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR INITIATING,
MAINTAINING, AND SUPERVISING ALL SAFETY PRECAUTIONS IN
CONNECTION WNITH THE WORK.

ALL WORK NOT SPECIFICALLY COVERED IN THE CONSTRUCTION
DOCUMENTS SHALL BE FURNISHED AND INSTALLED IN
ACCORDANCE WITH BUILDING STANDARD MATERIALS
AND DETAILS.

UPON SUBMITTAL OF CONSTRUCTION COSTS, THE GENERAL
CONTRACTOR SHALL ALSO SUBMIT A SCHEDULE OF VALUES AND A
SPECIFIC CONSTRUCTION SCHEDULE INDICATING THE REQUIRED
CONSTRUCTION TIME FOR ALL SUBCONTRACTORS AND GENERAL
CONTRACTORS WORK.

THE GENERAL CONTRACTOR IS RESPONSIBLE FOR ANY AND
ALL OVERTIME COSTS.

GENERAL CONTRACTOR SHALL PROVIDE PROTECTIVE COVERINGS
FOR CARPET, FURNISHINGS AND EXISTING FINISHES IN AREAS
OF DEMOLITION AND CONSTRUCTION AND SHALL BE RESPONSIBLE
FOR THE REPAIR OF ANY DAMAGE CAUSED BY THE NORK OF THE
GENERAL CONTRACTOR AND ANY SUBCONTRACTOR.

"AS  BUILLT"
CONDITIONS ON A PRINTS FURNISHED TO THE GENERAL
CONTRACTOR AT COST BY GENERAL CONTRACTOR

THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR
SECURITY OF PROJECT AND SHALL BE RESPONSIBLE FOR
DISCIPLINE OF ALL NORKERS ON THE PROJECT.

12. THE GENERAL CONTRACTOR IS RESFONSIBLE FOR OBTAINING ALL

REQUIRED PERMITS PRIOR TO COMMENCEMENT OF WORK, THE
REQUESTING AND COORDINATION OF BUILDING DEPARTMENT
INSPECTIONS AND APPROVALS IN ALL FIELDS OF HIS WORK,
AND THE OBTAINING OF A FINAL CERTIFICATE OF OCCUPANCY.

13. GENERAL CONTRACTOR SHALL HAVE ON-SITE, THE APPROVED

CONSTRUCTION DRANINGS AND BUILDING PERMIT.

14. THE GENERAL CONTRACTOR SHALL PROVIDE ALL SUPERVISION,

ASSISTANCE AND COORDINATION OF VARIOUS TRADES.

15. MATERIALS SHALL BE JOINED TO UNIFORM, ACCURATE FITS SO

THEY MEET WITH NEAT, STRAIGHT LINES, FREE OF SMEARS,
OVERLAPS AND IMPERFECTIONS. INSTALL EXPOSED MATERIALS
APPROPRIATELY LEVEL, PLUM AND AT ACCURATE RIGHT ANGLES
OR FLUSH WNITH ADJOINING MATERIALS. WORK OF EACH TRADE
SHALL MEET OR EXCEED ALL NATIONAL STANDARDS PUBLISHED
BY THAT TRADE EXCEPT WHERE THE CONTRACT DOCUMENTS ARE
MORE STRINGENT. IN SUCH CASES, WORK SHALL MEET OR
EXCEED THE STANDARDS ESTABLISHED BY THE CONTRACT
DOCUMENTS.

16. IDENTIFY ALL DAMAGED ELEMENTS DESIGNATED TO REMAIN OR
BE RELOCATED. INFORM ARCHITECT OF CONDITION OF
SAID ELEMENTS AND RECEIVE CLARIFICATION OF REUSE BEFORE
PROCEEDING WITH DEMOLITION WORK.

17. GENERAL CONTRACTOR TO MAKE NECESSARY ADWSTMENTS TO
EXISTING HVAC SYSTEM AS REQUIRED TO ACCOMMODATE NEWN

CONSTRUCTION. PROVIDE PROPER ZONING AND INSTALL
APPROPRIATE ZONE CONTROLS.

EXISTING CONDITIONS:

1. THE DRANINGS SHON GENERAL INFORMATION ONLY. IT SHALL

BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO
EXAMINE THE SITE TO DETERMINE THE EXACT EXISTING
CONDITIONS AND CHARACTER AND EXTENT OF THE WORK TO BE
PERFORMED AND OPERATIONS REQUIRED.

2. THE FAILURE OR OMISSION OF THE GENERAL CONTRACTOR TO
VISIT THE SITE AND ACQUAINT HIMSELF WITH THE EXISTING
CONDITIONS SHALL IN NO WAY RELIEVE HIM FROM OBLIGATIONS
WITH RESPECT TO THIS CONTRACT.

3. THE INFORMATION INDICATED ON THE DRANINGS REPRESENTS
THE BEST INFORMATION AVAILABLE AS TO THE CHARACTER OF
THE MATERIALS TO BE ENCOUNTERED AND THEIR LOCATIONS.

4. IT 19 EXPRESSLY UNDERSTOOD AND AGREED THAT THE OWNER
ASSUMES NO RESPONSIBILITY WHATSOEVER IN RESPECT TO THE
SUFFICIENCY OR ACCURACY OF THE DRANINGS OR THE
INTERPRETATION THEREOF, AND THERE IS NO WARRANTY OR
GUARANTEE, EITHER EXPRESSED OR IMPLIED, THAT THE
CONDITIONS AND LOCATIONS INDICATED ARE REPRESENTATIVE
OF THOSE EXISTING THROUGHOUT THE EXISTING STRUCTURE OR
THAT UNFORESEEN DEVELOPMENTS MAY NOT OCCUR.

PARTITION NOTES:

1. ALL &GYPSUM BOARD PARTITIONS SHALL BE TAPED AND SANDED
SMOOTH FOR THE FINISH THEY ARE INTENDED TO RECEIVE.

2. BLOCKING SHALL BE PROVIDED IN PARTITIONS AS REQUIRED
FOR WALL ATTACHED ITEMS.

3. DO NOT SCALE DRANINGS: DIMENSIONS GOVERN. LARGE SCALE
DETAILS GOVERN BUILDING SHELL COLUMNS, EXTERIOR WALLS,
CORE AREAS, ETC., SEE BASE BUILDING DESIGN DRANINGS

4. PARTITIONS SHALL BE DIMENSIONED FROM FINISH TO  FINISH,
UNLESS OTHERWISE NOTED. ALL DIMENSIONS TO EXTERIOR
WINDOW WALL ARE TO INSIDE FACE OF FINISH WNALL.

5. ALL PARTITIONS SHOWN "ALIGN" ARE TO BE SMOOTH AND FLUSH
WITH EXISTING CONSTRUCTION FOR ONE CONTINUOUS SURFACE.

6. GENERAL CONTRACTOR TO ENSURE THAT ALL WALLS AND STUDS
ARE TIED INTO STRUCTURAL MEMBERS AND/OR SLAB ABOVE AS
REQUIRED TO BE SAFE AND SECURE. SUPPORT LATERALLY AND
SEISMICALLY AS REQUIRED BY APPLICABLE BUILDING CODES.

16. GENERAL CONTRACTOR SHALL COORDINATE ANY OVERTIME WITH
BUILDING OWNERS/MANAGEMENT PERSONNEL.

(LE.: DEMOLITION,

CUTTING AND RUBBISH REMOVAL WITH BUILDING ONWNER/MANAGEMENT

PERSONNEL.)

17. THE CONTRACTOR SHALL NOTE THAT THERE SHALL NOT BE

SUBSTITUTIONS FOR  ANY MATERIAL WHERE SPECIFIC
MANUFACTURERS ARE SPECIFIED. WHERE APPROVED EQUAL IS
USED, IT SHALL BE BY JUDGEMENT AND APPROVAL OF THE ARCHITECT
AND NOTIFICATION SHALL BE MADE PRIOR TO INSTALLATION.

18, IT SHALL BE THE RESPONSIBILITY OF THE GENERAL

CONTRACTOR TO DISTRIBUTE ADEQUATE COPIES OF ALL
DRANINGS TO ALL TRADES FALLING UNDER THEIR
RESPONSIBILITY AT ALL TIMES DURING THE PROGRESS OF THE
JOB INCLUDING REVISIONS.

19. UPON COMPLETION OF THE JOB, THE GENERAL CONTRACTOR

SHALL SUBMIT CERTIFICATES OF INSPECTION OF SATISFACTORY
COMPLETION.

20. THE CONTRACTOR SHALL, AT ALL TIMES, KEEP PREMISES FREE

21.

FROM ACCUMULATION OF DEBRIS CAUSED BY HIS OPERATIONS.

WHERE WORK OR EQUIPMENT IS INDICATED N.L.C., SUCH WORK
AND/OR EQUIPMENT SHALL BE PROVIDED BY OTHERS.
CONTRACTOR SHALL COORDINATE AND COOPERATE TO EFFECT
SUCH INSTALLATION.

22. DISCREPANCIES FOUND BETWEEN NOTES AND DRANINGS SHALL BE

BROUGHT TO THE ATTENTION OF THE ARCHITECT4 THE OANER
AT THE TIME OF PRICING ¢ PROIR TO CONSTRUCTION PROCEEDING.

23. GENERAL CONTRACTOR TO VERIFY SIZES OF BUILDING ACCESS

OPENINGS BEFORE PROCEEDING WITH NORK.

24. UPON COMPLETION OF THE JOB, GENERAL CONTRACTOR SHALL

CLEAN ENTIRE AREA, INCLUDING GLASS, CARPET AND ALL
OTHER FINISHED SURFACES IN A MANNER ACCEPTABLE TO
THE ONNER AND TENANT.

25. GENERAL CONTRACTOR IS RESPONSIBLE FOR DISFPOSING OF OFF

SITE PACKAGING CARTONS OR CONTAINERS, TRASH AND DEBRIS IN
A SAFE, ACCEPTABLE MANNER, AND AT NO COST OR
INCONVENIENCE TO OTHER PARTIES.

DEMOLITION NOTES:

1.

e.

q.

THE GENERAL CONTRACTOR SHALL ERECT ALL NECESSARY
TEMPORARY SOLID AND/OR PLASTIC DROP CLOTH PARTITIONS TO
PROTECT AREAS TO REMAIN WHILE DEMOLITION AND
CONSTRUCTION ARE IN PROGRESS.

THE GENERAL CONTRACTOR SHALL BE EXTREMELY CAREFUL TO
PROTECT AND NOT TO DAMAGE ANY PORTION OR EXISTING
INSTALLATION NOT BEING REMOVED.

ANY PROJECTING OR SURFACE-MOUNTED ITEMS BEING ABANDONED
SHALL BE REMOVED, CAPPED AND CONCEALED BEHIND FINISHED
SURFACES, UNLESS OTHERWISE NOTED.

IN ALL AREAS WHERE DEMOLITION CAUSES UNEVENNESS OR
VOIDS IN FLOOR, THE GENERAL CONTRACTOR SHALL PATCH TO
LEVEL FLOOR WITH EXISTING SLAB AND/OR REQUIRED SURFACE
TO RECEIVE NEN FINISHED FLOOR.

DEMOLISH AND REMOVE WALLS, CEILINGS AND ALL OTHER ITEMS
AND EQUIPMENT NOT REQUIRED TO REMAIN OR TO BE REUSED,
SUCH AS, BUT NOT LIMITED TO, DOORS, BUCKS, MOLDINGS,
WALLCOVERINGS, INCLUDING ITEMS AHICH MAY BE REASONABLY
INFERRED AS NECESSARY TO PROPERLY PREPARE FOR THE
EXECUTION AND INSTALLATION OF THE NEN NORK.

BRACE ¢ SUPPORT EXISTING WORK, AS REQD, PRIOR TO & DURING
DEMOLITION AND NEW WORK, AND UNTIL SAFE TO REMOVE SUCH
BRACING AND SUPPORTS.

REMOVE LOOSE OR DEFECTIVE PLASTER AND/OR DRYWALL ON
EXISTING FINISHES AS REQUIRED AND WHERE DIRECTED BY

ARCHITECT

REMOVE DAMAGED PLASTER AND DRYWALL BEADS AND BEADS AT
EXISTING CORNERS WHERE NEN PARTITIONS ALIGN WITH
EXISTING FINISH.

CUT EXISTING PORTIONS OF WALLS, FLOORS, CEILINGS, ETC.
WHERE INDICATED AND AS NECESSARY FOR NEAN WORK.

10. PIPES AND CONDUIT ENCOUNTERED IN DEMOLISHED PARTITIONS

T. WHERE NEW PARTITIONS ARE TO ALIGN WTH EXISTING
PARTITIONS, REMOVE EXISTING CORNER BEAD(S), ALIGN,
TAPE, AND SPACKLE WNITH NEN PARTITION.

8. ANY FIREPROOFING MATERIALS REMOVED FOR SECURING NEW
PARTITION TO STRUCTURE ABOVE SHALL BE REPLACED WITH NEA

MATERIALS BY THE SAME FIREPROOFING MANUFACTURER OF
THICKNESS REQUIRED IN ORDER TO PRESERVE THE FIRE
RATINGS OF STRUCTURAL STEEL AND METAL DECK (3-HOUR
RATING FOR BEAM, 2-HOUR RATING FOR METAL DECK).

DOOR HARDWARE NOTES:

1. GENERAL CONTRACTOR IS RESPONSIBLE TO PROVIDE COMPLIANCE WNITH
LOCAL APPLICABLE CODES WITH RESPECT TO FIRE RATING OF DOORS

FRAMES, AND RELATED HARDWARE. NOTIFY ARCHITECT OF
ANY DISCREPANCIES BETWEEN CODES AND SPECIFICATIONS.

2. GENERAL CONTRACTOR TO PROVIDE AND INSTALL ALL DOORS,

FRAMES, AND RELATED HARDWARE UNLESS NOTED OTHERWISE.

3. ALL DOORS, FRAMES AND RELATED HARDWARE ARE TO BE AS SPECI-

FIED OR EQUIVALENT TO BE APPROVED BY ARCHITECT

4. ALL LOCKSETS ARE TO BE KEYED ALIKE UN.O.

5. ALL DOORS TO HAVE DOORSTOPS UNLESS NOTED
OTHERWISE. ALL HARDWARE SIMILARLY MOUNTED TO BE
INSTALLED AFTER THE INSTALLATION OF THE FINISHED FLOOR
MATERIAL.

6. GENERAL CONTRACTOR SHALL SUBMIT DOOR SHOP DRANINGS, A

DETAILED HARDWARE & KEYING SCHEDULE ¢ FINISH HARDWARE
SAMPLES TO ARCHITECT FOR REVIEN § APPROVAL
PRIOR TO ORDERING MATERIALS.

7. THE GENERAL CONTRACTOR SHALL UNDERCUT DOORS AS REQUIRED

TO CLEAR FLOORING MATERIAL BY 1/74". ALL RATED DOORS,
IF ANY, SHALL BE ORDERED SO AS TO CLEAR FLOORING
MATERIAL BY 1/4".

8. ALL DOORS, HINGE SIDE, SHALL BE LOCATED 2-1/2" FROM DAYLIGHT

OF DOOR TO ADJACENT WALL UN.O.

4. ALL EXIT DOORS TO BE OPENABLE FROM INSIDE WITHOUT USE
OF A KEY OR ANY SPECIAL KNONLEDGE OR EFFORT.

10. PROTECT ALL INTERIOR OPENINGS IN CORRIDOR WALLS AND
CEILNGS IN ACCORDANCE WITH APPLICABLE CODES. ALL
DOORS AND FRAMES WITHIN ONE HOUR CORRIDORS MUST BE 20
MINUTE RATED WITH SELF CLOSING CLOSER.

11.. PAIR OF DOORS NWILL REQUIRE APPLICABLE ASTRAGALS, FLUSH
BOLTS AND COORDINATORS, UNLESS NOTED OTHERWISE.

MECHANICAL AND ELECTRICAL NOTES:

1. CORING OF ELECTRIC AND TELEPHONE OUTLETS AND

ACCOMPANYING CEILING WORK SHALL BE SCHEDULED SO AS NOT

TO DISTURB OR CAUSE DAMAGE TO ANY OTHER TENANT IN THE
BUILDING (TYPICAL FOR ANY NWORK INCLUDING OVERTIME).

2. ELECTRICAL CONTRACTOR SHALL FURNISH AND INSTALL ALL
FIXTURES AND FIXTURE LAMPS AS SPECIFIED UN.O.
NOTIFY ARCHITECT OF ANY DISCREPANCIES
BEFORE PROCEEDING WITH WORK.

3. IF THERE ARE ANY CONFLICTS OR QUESTIONS REGARDING
LOCATIONS OF LIGHTS, DIFFUSERS, OUTLETS, ETC., OR OTHER
COORDINATION OF ITEMS, THE GENERAL CONTRACTOR SHALL
OBTAIN CLARIFICATION FROM ARCHITECT OR ONNER BEFORE

PROCEEDING WITH THE WORK IN QUESTION OR ANY RELATED NORK.

4. ALL DIMENSIONS ARE TO THE CENTERLINE OF OUTLET OR PAIR
OF QUTLETS, UNLESS OTHERWISE NOTED.

5. UNLESS OTHERWISE NOTED, ELECTRICAL, TELEPHONE, AND CRT
OUTLETS ARE TO BE MOUNTED VERTICALLY WITH CENTERLINE AT
16 172" ABOVE THE FLOOR. SEAL ALL OUTLETS WITH ACOUSTICAL
NWHERE REQUIRED

6. ALL OUTLETS SHONWN BACK-TO-BACK SHALL BE OFFSET &"
MINIMUM.  PROVIDE NECESSARY STUD WORK SUPPORTS.
OUTLETS OR SWITCHES SHONN TOGETHER SHALL BE MOUNTED
STRAIGHT, LEVEL, AND AT THE SAME HEIGHT, AND SHALL BE
COVERED WITH A ONE-PIECE COVER PLATE.

REFLECTED CEILING-

SHARP OR ABRASIVE SURFACES UNDER LAVATORIES.

13.. ALL BUILT-IN PLUMBING FIXTURES SHALL BE SUPPLIED AND

INSTALLED BY PLUMBING CONTRACTOR, UNLESS OTHERWISE
NOTED. PLUMBING CONTRACTOR SHALL SUPPLY ALL NECESSARY
INFORMATION FOR CUT-OUTS TO BE PERFORMED BY MILLWORK
CONTRACTOR OR GENERAL CONTRACTOR.

14. WHEN ELECTRICAL WORK IS SPECIFIED IN CONJUNCTION WITH

MILLWORK ITEMS, ALL LAMPS, FIXTURES, OUTLETS, SINITCHES,

ETC., SHALL BE PROVIDED AND INSTALLED BY ELECTRICAL
CONTRACTOR. CUT-OUTS FOR OUTLETS, SINITCHES, ETC., AS
REQUIRED BY MILLWORK CONTRACTOR SHALL BE COORDINATED
WITH ELECTRICAL CONTRACTOR.

15. FOR APPLIANCES FOLLOW ALL MANUFACTURER'S  LITERATURE

INCLUDING FULL PRODUCT DESCRIPTIONS, ILLUSTRATIONS,
SPECIFICATIONS, AND LINE DRANINGS SHONING CLEARANCES &
ROUGH-IN INFORMATION.

16. ALL TELEPHONE WORK SHALL BE COORDINATED BY THE GENERAL

CONTRACTOR WITH ONNER AND TELEPHONE
COMPANY.

17. PROVIDE TRANSFORMERS WHEN NECESSARY FOR LON VOLTAGE
LIGHTING, OR OTHER SPECIAL ITEMS. VERIFY LOCATION WNITH
ONNER, NSC SERVICES

18. ELECTRICAL CONTRACTOR TO CALCULATE VOLTAGE REQUIREMENTS
NECESSARY TO SIZE SNITCHES AND PLAN CIRCUIT LOADS.

19. FOR FIXTURES, SINITCHES,
PANEL BOXES, JUNCTION BOXES, DIMMER CONTROLS, CIRCUITING
AIR CONDITIONING, DUCT WORK, AR SUPPLY DIFFUSES, AIR RETURN
GRILLES, THERMOSTATS, SMOKE DETECTORS, ETC. MATCH
BUILDING STANDARD OR UPGRADE IF REQUIRED TO MEET CURRENT
BULDING CODE REQUIREMENTS UNLESS OTHERWISE NOTED

20. THE REFLECTED CEILING DRANINGS/ELECTRICAL DRINGS SHALL BE
USED TO DETERMINE THE LOCATION, QUANTITY, EXTENT, AND
TYPE OF LIGHT FIXTURES. ANY CONFLICTS BETWEEN DRANINGS
SHALL BE SUBMITTED TO ARCHITECT
AND ENGINEERS DURING THE PRICING PERIOD. ALL CONFLICTS
ARISING DURING THE CONSTRUCTION SHALL BE SUBMITTED
TO ARCHITECT AND ONNER

21. ALL BUILDING STANDARD EQUIPMENT INCLUDING LIGHT
FIXTURES, LENSES, ETC. SHALL BE FREE OF DEFECTS. ANY
AND  ALL DAMAGED, DENTED, OR DEFECTIVE EQUIPMENT,
WHETHER |IT BE BUILDING STANDARD OR SPECIAL ORDER WILL
BE REJECTED.

22.. ALL SNITCHES SHOWN SHALL BE 42" ABOVE FINISH FLOOR,
UNLESS OTHERWISE NOTED ON PLAN. ALL HEIGHTS ARE GIVEN
FROM TOP OF ROUGH FLOOR TO CENTERLINE OF COVERPLATE,
MOUNTED VERTICALLY LENGTHWISE. ALL GANGED SWITCHES
SHALL BE COVERED WITH A ONE-PIECE PLATE. ANY GROUPING
OF SWITCHES SHALL BE COVERED WTH A ONE-PIECE
COVERPLATE.

23. ALL MULTIPLE SWITCH OR RECEPTACLE OUTLETS SHOULD BE
MOUNTED IN SUCH A WAY AS TO BE SHIELDED BY A SINGLE
COVERPLATE.

24. ALL FLOOR MOUNTED OUTLETS ARE TO BE MOUNTED FLUSH WITH

FINISHED FLOOR MATERIAL UNLESS NOTED OTHERWISE.

25. GENERAL CONTRACTER TO MAKE NECESSARY ADJIWSTMENTS TO

EXISTING HVAC SYSTEM AS REQUIRED TO ACCOMMODATE NEW
CONSTRUCTION. PROVIDE PROPER ZONING AND INSTALL
APPROPRIATE ZONE CONTROLS.

26. ALL DIMMER SWITCHES ARE TO HAVE A MINIMUM CAPACITY OF

600 WATTS PER RHEOSTAT AND A MAXIMUM OF 1500 WATTS.

27. ALL WORK DONE IS TO COMPLY WITH ALL LOCAL APPLICABLE

CODES, REGULATIONS, AND ORDINANCES. ALL WORK DONE IS
TO COMPLY WTH ACCEPTED TRADE STANDARDS FOR HIGH
QUALITY WORKMANSHIP.

NOTES:

1. GENERAL CONTRACTOR SHALL COORDINATE WITH ALL TRADES
INVOLVED AND/OR PREPARE COMPOSITE SHOP DRANING FOR EACH
FLOOR TO INSURE CLEARANCES FOR FIXTURES, DUCTS,
CEILINGS, ETC. NECESSARY TO MAINTAIN THE SPECIFIED FINISH
CEILING HEIGHT ABOVE THE FINISH FLOOR SLAB AS NOTED ON THE
DRANINGS. CLARIFY CONFLICTS WITH ARCHITECT AND OANER

2. GENERAL CONTRACTOR TO PROVIDE AND INSTALL LATERAL AND

SEISMIC SUPPORT FOR ALL SUSPENDED CEILINGS AND CEILING
RELATED ELEMENTS AS REQUIRED BY APPLICABLE LOCAL CODES

FINISH NOTES:

1. SURFACES TO RECEIVE PAINT OR WALLCOVERING WILL BE
PROPERLY SEALED, SANDED, ETC. PRIOR TO APPLICATION.

2. FLOOR AND WALLCOVERING IN CLOSETS SHALL BE THE SAME AS
THAT OF THE SPACE INTO WHICH THE CLOSET DOORS OFPFEN,
UNLESS NOTED OTHERWISE.

3. PAINT SHALL BE APPLIED AS RECOMMENDED BY MANUFACTURER
FOR GIVEN SURFACE. PARTITIONS TO BE PAINTED SHALL
RECEIVE ONE COAT OF PRIMER (TINTED SIMILAR TO PAINT
COLOR), PLUS MINIMUM OF TWNO COATS OF PAINT TO
COMPLETELY COVER.

4. DECORATIVE MATERIALS SHALL BE MAINTAINED N A FLAME-
RETARDANT CONDITION (CAC T-19 SEC. 1.14, 3.08, 3.21,
AND UFC SEC. 11.204(A) SEC. 25.103, SEC. 25.104).

5. INTERIOR FINISHES MUST CONFORM TO THE REQUIREMENTS OF
CALIFORNIA BUILDING CODE 2007

6. SAMPLES OF ALL FINISHES AND COLORS SFPECIFIED SHALL BE

SUBMITTED TO ARCHITECT AND ONNER FOR APPROVAL PRIOR TO
PURCHASING AND INSTALLATION

7. TYPICAL FLOOR COVERING TRANSITION IS AT THE CENTERLINE
OF THE DOOR OR AT THE CENTERLINE OPENING WHERE NO DOOR
1S PRESENT UN.O.

8. PATCH ALL AREAS WHERE FLOOR IS NOT LEVEL OR IS CRACKED
PRIOR TO FLOORING INSTALLATION.

9. ALL FLOOR AND WALL FINISHES TO BE SUPPLIED AND
INSTALLED BY CONTRACTOR UNLESS NOTED OTHERWISE.

WHERE ELECTRICAL WORK IS SPECIFIED, ALL LAMPS,
FIXTURES, OUTLET, SNITCHES, PLUGMOLDS, ETC., ARE TO BE
PROVIDED BY AND COORDINATED WITH ELECTRICAL CONTRACTOR.

MILLNORK CONTRACTOR TO SUBMIT ALL SHOP DRANINGS TO
ARCHITECT FOR REVIEN AND APPROVAL. NO WORK IS TO BE
UNDERTAKEN NITHOUT PRIOR TO APPROVAL

ALL PAINTED WOOD SURFACES TO BE PROPERLY SEALED, SANDED
AND SHOP PRIMED TO RECEIVE FINISH COAT.

MILLWORK CONTRACTOR TO SUBMIT WOOD, PAINT AND/OR  STAIN
SAMPLES AND FINISHES FOR APPROVAL BY ARCHITECT AND OANER
PRIOR TO FABRICATION.

10. ALL PLASTIC LAMINATE SHEETS ARE TO BE PROPERLY BACKED

TO PREVENT WARPAGE OF THE SUBSTRATE.

1. ALL WOOD VENEER AND PLASTIC LAMINATE PANELS OR SHELVES

ARE TO BE VERTICAL GRAINED UN.O. ALL EXPOSED EDGES TO
BE BANDED WITH MATCHING MATERIAL.

12. ALL MILLWORK S TO BE FABRICATED IN SHOP WITH ALL

NECESSARY FINAL NORK TO BE PERFORMED IN THE FIELD.

13. GENERAL CONTRACTOR TO PROVIDE AND INSTALL WALL BACKING:

14. MILLWNORK CONTRACTOR TO PROVIDE 1-1/4" DIAMETER (OR SIZE
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LEGAL DESCRIPTION:

LOT 5 AND 10' OF NORTH PORTION OF LOT 4
BLOCK & MAFP NO 10T1

AS REQUIRED BY OWNER WIRE HOLES IN GRID OR APN:
%&(‘é&?gﬁg% REQUIRED. PROVIDE GROMMETS TO MATCH ISDHEETNWHERE COLDMN LINE : 625-330-28-00
c/L CENTERLINE DIMENSIONS | LOT AREA: 4,003 SF. e
SUBMITTALS: e A SN —__
EER L CONTRACTOR SHALL PROVIDE SUBMITTALS AS TRUE NORTH 4 ZONING: / CMU/2: SMU/RO ~SEACOAST MIXED-USE/
1. H Al A HA 1% Ml /
REQUIRED OR REQUESTED TO BE REVIEAED BY ARCHITECT/OANER @ WALL TYPES | RESIDENTIAL OVERLAY ZONE
NO PORTION OF THE WORK REGUIRING A SUBMITTAL SHALL PROJECT NORTH -
ENCE WITHOUT ERVICES REVIEA. = AENEN STNE
glJO;h:TT'F:LSV:H:fE B?éﬁ?n:;(llz% ?\I?H\QEASONABLE PROMPTNESS, PROJECT ~CONSTRUCTION OF NEW 2 UNIT
VERIFYING THE CONSISTENCY OF DESIGN CONCEPT. DESCRIPTION -2 STORY WITH ROOF DECK CONDOMINIUM RESIDENCE:
THE REVIEN OF THE SUBMITTAL WILL NOT EFFECT THE CONTRAC-
TOR'S RESPONSIBILITY TO MEET THE REQUIREMENTS OF THE BUILDING AREAS:
CONTRACT DOCUMENTS NOR RELIEVE CONTRACTOR OF ERRORS . o
N.T.S. UNIT #1 HABITABLE BUILDING AREAS: o~ —
o e e St STRING LINE DIAGRAM T ELOOm LABITABLE AREA ot or
2. SHOP DRANINGS WHICH CONTAIN EXCESSIVE ERRORS OR ARE 7 R Sk e - T ; e = . -2ND FLOOR HABITABLE AREA: ajf/ A
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OF THE CONTRACTOR. b | (R -MASTER BEDROOM FLOOR AREA: . _5855F. <
3. REVISIONS OR CORRECTIONS AS NOTED SHALL BE ACKNOWLEDGED i« - : TOTAL UNIT #1 HABITABLE BUILDING AREA: N 2639 S.F. ¢
WTH THE REQUIRED NUMBER OF COPIES OF CORRECTED SHOP < ( f} )
DRANNGS. ) UNIT #2 HABITABLE BUILDING AREA: ;9715 S.F. I/
4. WHERE THE SHOP DRANWINGS, PRODUCT LITERATURE AND/OR ) \“ r/
NFORMATION SHALL BE SUBMITTED (FROVIDE ADDITIONAL SETS i TOTAL HABITABLE BUILDING AREA: . 36145F.
IF REQUIRED). ;! ' AN —
{ NON HABITABLE AREAS: o
5. A CONSTRUCTION SCHEDULE INDICATING THE REQUIRED 2 1*: 1 UNIT #1:
CONSTRUCTION TIME FOR ALL SUBCONTRACTORS AND GENERAL A - .
CONTRACTORS WORK SHALL BE SUBMITTED TO ARCHITECT/ONNER it TR 2 CAR GARAGE: 51’3@’&\
ALONG WITH MATERIALS LIST. THE CONSTRUCTION SCHEDULE MUST : -COVERED TRASH/RECYCLE AREA: éb S.F. A
APPROVED BY THE OANER. SR e NN,
6. OTHr_sr P:EZ;NSC;E_EOF OA;CSQ’ECTPfR ézsgbt:gfczﬁmsammﬂvss 2 UNIT #2: -1 CAR COVERED CARPORT: 228 S.F.
N THE J | D IMPLY P -
OR APPROVAL OF NORK. THE GENERAL CONTRACTOR SHALL 5 -COVERED STORAGE: 42 S.F.
CALL SPECIFIC ITEMS TO THE ATTENTION OF THE PROJECT ]
MANAGER IF SHE/HE WISHES TO OBTAIN APPROVAL.
7. THE GENERAL CONTRACTOR IS TO SUBMIT TO ARCHITECT/ONNER * REQUIRED PARKING: 1.5 SPACES PER UNIT (2X 1.5=3)
2 SAMPLES EACH OF THE SPECIFIED FINISH MATERIALS NOT
LESS THAN 6" X 6" IN SIZE, IN THE FINISH REQUIRED.
8. A COVER LETTER SHALL ACCOMPANY THE SAMPLE AND SHALL PROFPOSED PARKING: 2 CAR DETACHED SARAGE
. ™M ) "
LIST ALL SAMPLES BEING TRANSMITTED, DESIGNATING THER i 1 EXTERIOR PARKING SPACE
PARTICULAR USAGE AND SHALL BE IDENTIFED AS TO il TOTAL: 3 PARKING SPACES
MANUFACTURER, TRADE NAME, STYLE, MODEL NUMBER, ETC. #
ONE REVIENED SAMPLE SHALL BE RETURNED TO THE GENERAL -t
CONTRACTOR. 1 ALLONABLE/PROPOSED BUILDING HEIGHT: 26'
7 AL SUBSTITUTIONS SHALL BE S0 NOTED. =g - PROPOSED LOT COVERAGE: 2453 S.F./4003 S.F. =61
y { _
i ,,,// N— TN /,,,,,,\V,/"'—\/’/ N v e N~
PROPOSED OVERALL SITE PERVIOUS/LANDSCAPED AREAS: |
1 iy " PLANTING AREAS: 206 SF, 3
AUTOMATIC FIRE SPRINKLER SYSTEM = : 7 ] ,
; ' PERVIOUS PATIOS WEST SIDE CIRCULAR PAVERS 2 CDP Corrections 4/07/16
1. An automatic fire sprinkler system shall be installed as per the current edition SURROUNDING FIRE PIT A [P
of NFPA-13D and City of Imperial Beach Fire Department policies. 1 DRIVEWAY AND CARPORT EAST SIDE: 453 S F. / 1 isslied for CDP submission 2/01/16
2. A C-16 contractor shall contact water district to obtain current water pressure \/1
available at site and provide info to fire dept. via water district email or other - PERVIOUS D& PATHS WITH STEPPING STONES: 354 o F No. Revision/lssue Date
documentation. If any water meter is installed for residential fire sprinkler ’ )
system, it shall be size determined by sprinkler contractor and approved by S . \)
Imperial Beach Fire Dept. A minimum 1 inch water meter shall be installed T 3 i TOTAL % OF PERVIOUS/LANDSCAFPED AREAS 2555 %80/2 4
unless otherwise approved by the Imperial Beach Fire Department. Location 2% 4 | e I T RCHITECTURE + INTERIORS

and size of the water service underground shall be installed per approved fire
sprinkler plans.

3. Separate fire sprinkler plans will be submitted by a C-16 licensed fire
protection contractor to Imperial Beach Fire Dept. for review and approval,
prior to any installation work conducted by sprinkler contractor.

4. Fire Sprinkler contractor shall contact fire dept. for required inspections
including:

4.1. A fire underground flush certification shall be required at final inspection.
4.2. A Hydro inspection of the fire sprinklers system is required prior to frame
inspection. Only the new piping shall be tested.

T N NN N N N

_ APPLICABLE CODES

~_—

“\‘ Construction of the proposed residence shall comply

L/ with all Municipal codes, State Codes and City Ordinances adopted
by the City of Imperial Beach. N
N A

{ AN\ AN N
N L — NN A _ — AN P

A NN /\17//¥,//\ — —
2013 cCalifornia Building Code, Title 24, part 2, Volumes | and ||
2013 California Residential Code, Title 24, part 2.5

2013 California Electrical Code, Title 24, part 3

2013 cCalifornia Mechanical Code, Title 24, part 4

2013 California Plumbing Code, Title 24, part 5

2013 California Energy Code, Title 24, part &

2013 California Fire Code, Title 24, part 9

2013 California Green Building Standards Code, Title 24, part 11r.

HARRISON/CSANAD| DUPLEX RESIDENCE

MINIMAL USABLE OPEN SPACE FOR DWELLINGS: &
REQUIRED: 300 S.F. PER UNIT (MIN. 60% 1860 S.F. PER
UNIT AT GRADE LEVEL)

PROPOSED UNIT #1: GROUND LEVEL: 292 S.F.
ROOF DECK LEVEL: 655 S.F.
TOTAL USABLE OPEN SPACE UNIT #1: 947 S.F.

PROPOSED UNIT #2: GROUND LEVEL: 160 S.F.
ROOF DECK LEVEL: 394 S.F.
TOTAL USABLE OPEN SPACE UNIT #2: 574 S.F.
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Carlsbad, CA 92009

E L ph: 760-560-6773
email: design@sandiegoarchitects.com
DESIGN SYSTEMS,INC.

www.sandiegoarchitects.com

This drawing and design are and shall at all times remain the exclusive property of Ideal
Design Systems Inc. and cannot be used or reproduced without written consent.

This drawing is not valid for construction unless signed and stamped by the Architect
Aritten dimensions shall have precedence over scaled dimensions. Contractor shall verify
and shall be responsible for all dimensions and conditions on the job and the Architect
shall be informed of any variations from the dimensions and conditions as shown on this
drawing
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(1) EDGE OF EXIST. CONCRETE e_Fs
(2) EXIST. CONCRETE SEA WALL E-G
(3) EXIST. CONCRETE BLOCK WALL 7@
(4) REMOVE WOODEN RETANING WALL 11
(B) EXIST. GLASS WALL g
(6) EXIST. NOODEN GATE e
(1) EXIST. SDGEE VAULT

(&) EXIST. WATER VALVE

(4) EXIST. SENER MANHOLE
10 EXIST. PACIFIC BELL VAULT

BUILDING WALL
CONCRETE SURFACE

EXIST. WATER METER WALL AS NOTED

EDGE OF PAVEMENT

EXISTING FINISHED SURFACE
PROPOSED FINISHED SURFACE

EXISTING GRADE

PROPOSED GRADE

BUILDING HIEGHT
TOP OF WALL

PROPOSED YARD DRAIN
PROPOSED FINISHED FLOOR ELEVATION
PROPERTY LINE

[]
[]

GLASS FENCE

EXIST. PALM TREE
FAN PALM

\[ /

v

PROPOSED EXTERIOR HARDSCAPE

| QUARTZITE FLAGSTONE SET IN D&
~ (PERMEABLE 50% OPEN)

7 QUARTZITE FLAGSTONE PATIO

CONCRETE FLATWNORK

MEDIUM GRAY CIRCULAR PAVERS

O

O

*\i PERMEABLE PAVERS

. N . 4

PROPOSED PLANT LIST:
MONARDELLA ANTONINA (BUTTERFLY MINT BUSH)

ERIOGONUM CINEREUM (COASTAL BUCKNHEAT)
FINISHES:

AQUILEGIA FORMOSA (WESTERN COLUMBINE)

PENSTEMON CENTRANTHIFOLIUS (SCARLET BUGLER) . *
HYPTIS EMORY! (DESERT LAVENDER) i

CALLIANDRA ERIOPHYLLA (FAIRY DUSTER)

O

"

(BEACH EVNING PRIMROSE)

ARCTOSTAPHYLOS DENSIFLORA
(HOWARD MCMINN)

BLOOMERIA CROCEA (GOLDENSTAR)

AAM

A

GENERAL NOTES:

LANDSCAFE AREA.

3. SEPARATE SENER LATERALS ARE REQUIRED FOR EACH CONDOMINIUM.

APPROVED BUILDING STANDARDS.

DRANING G-11.

OF &". CONCRETE CUTS MUST ALSO COMPLY WNITH NOTE 5 ABOVE.

REGIONAL STANDARD DRANINGS OR CALTRANS TRAFFIC CONTROL MANUAL.

1. THIS PROJECT MEETS ALL STATE AND LOCAL MANDATED MODEL WATER EFFICIENT LANDSCAPE ORDINANCES

2. HOT WATER TANK P.T. DISCHARGE PIPE NEEDS TO BE PIPED TO DISCHARGE TO THE SANITARY SEWNER SYSTEM OR THE

4. |IF THERE ARE EXISTING SEWNER LATER(S) ABANDON THE EXISTING LATERAL(S) PER THE GREENBOOK STANDARDS OR OTHER

5. FOR ALLEY, SIDENALK OR CURB AND GUTTER REPLACEMENT ENSURE COMPLIANCE WITH SAN DIEGO REGIONAL STANDARD

7. ALL WORK PERFORMED IN THE STREET OR ALLEY MUST HAVE A TRAFFIC CONTROL PLAN SUBMITTED FOR APPROVAL BY
PUBLIC WORKS DIRECTOR A MIN. OF 5 WORKING DAYS IN ADVANCE OF STREET WORK. TRAFFIC CONTROL PLAN IS TO BE PER

6. IF ALLEY PAVEMENT CUT IS REQUIRED, ALL CONCRETE CUTS MUST BE REPLACED WITH #4 REBAR DOWELS POSITIONED EVERY 1
FOOT ON CENTER, SECURED WITH EPOXY ADHESIVE. CONCRETE SFPECIFICATION MUST BE 560-C-3250 POURED AT MIN. THICKNESS

S

&. IF NORK 15 REQUIRED WITHIN THE PUBLIC RON. GC 15 REQUIRED TO OBTAIN A TEMPORARY ENCROACHMENT PERMIT PRIOR TO OR
CONCURRENT WITH THE BUILDING PERMIT.

4. ALL STREET NORK CONSTRUCTION REQUIRES A CLASS A CONTRACTOR TO PERFORM THE NORK. ALL PAVEMENT TRANSITIONS SHALL BE FREE
OF TRIPPING HAZARDS.

10. ANY DISPOSAL/TRANSPORATION OF SOLID WASTER/ CONSTRUCTION WASTE IN ROLL OUT CONTAINERS MUST BE CONTRACTED THROUGH THE
CITY'S WASTE MANAGEMENT PROVIDER UNLESS THE HAULING CAPABILITY EXISTS INTEGRAL TO THE PRIME CONTRACTOR PERFORMING THE WORK.,

11. PARCEL IMPERVIOUS SURFACES SHALL NOT INCREASE BEYOND THE IMPERVIOUS SERVICES SHONN ON THE APPROVED PLANS.

12. LANDSCAPED AREAS, INCLUDING GRASS AND MULCH AREAS, MUST BE IMPROVED TO CONSIST OF AT LEAST 12" OF LOAMY SOIL IN ORDER TO
MAXIMIZE WATER ABSORPTION DURING WET WEATHER CONDITIONS AND MINIMIZE IRRIGATION RUNOFF.

13. IN ACCORDANCE WITH IBMC 12.32.120 GC MUST PLACE AND MAINTAIN WARNING LIGHTS AND BARRIERS AT EACH END OF THE WORK, AND AT NO
MORE THAN 50 FEET APART ALONG THE SITE THEREOF FROM SUNSET OF EACH DAY UNTIL SUNRISE OF THE FOLLOWING DAY, UNTIL THE NORKS IS
ENTIRELY COMPLETED. BARRIERS SHALL BE PLACED AND MAINTAINED NOT LESS THAN THREE FEET IN HEIGHT.

14. OANER/APPLICANT TO PROVIDE VERIFICATION OF POST CONSTRUCTION BEST MANAGEMENT PRACTICE (BMP) MAINTENANCE PROVISIONS
THROUGH A LEGAL AGREEMENT, COVENANT, CEQA MITIGATION REQUIREMENT, AND/OR CONDITIONAL USE PERMIT

BMP NOTES:

PROPERTY ONNER/ G.C. SHALL INSTITUTE "BEST MANAGEMENT PRACTICES" TO PREVENT CONTAMINATION OF STORM DRAINS, GROUND WATER AND
RECEIVING NATERS DURING BOTH CONSTRUCTION AND POST CONSTRUCTION.
BMP PRACTICE SHALL INCLUDE BUT ARE NOT LIMITED TO THE FOLLONING:

1. CONTAIN ALL CONSTRUCTION WATER USED IN CONJUNCTION WNITH THE CONSTRUCTION. CONTAINED CONSTRUCTION WATER IS TO BE PROPERLY
DISPOSED IN ACCORDANCE WITH FEDERAL, STATE AND CITY STATUES, REGULATIONS AND ORDINANCES.

2. ALL RECYCLABLE CONSTRUCTION WASTE MUST BE PROPERLY RECYCLED AND NOT DISPOSED IN THE LANDFILL.

3. WATER USED ON THE SITE MUST BE PREVENTED FROM ENTERING THE STORM DRAIN CONVEYANCE SYSTEM (L.E. STREETS, GUTTERS, ALLEY, STORM
DRAIN DITCHES, STORM DRAIN PIPES.)

4. ALL NASTENATER RESULTING FROM THE CLEANING OF CONSTRUCTION TOOLS AND EQUIPMENT MUST BE CONTAINED ON SITE AND PROPERLY
DISPOSED IN ACCORDANCE WITH FEDERAL, STATE AND CITY STATUES, REGULATIONS, AND ORDINANCES.

5. EROSION CONTROL: ALL SEDIMENT ON THE CONSTRUCTION SITE MUST BE CONTAINED ON THE CONSTRUCTION SITE AND NOT PERMITTED TO ENTER
THE STORM DRAIN CONVEYANCE SYSTEM. ONNER/G.C. IS TO COVER DISTURBED AND EXPOSED SOIL AREAS OF THE PROJECT NITH PLASTIC-LIKE
MATERIAL (OR EQUAL) TO PREVENT SEDIMENT REMOVAL INTO THE STORM DRAIN SYSTEM.

UTILITY NOTES:

PROPERTY ONNER SHALL UNDERGROUND ALL UTILITIES IN ACCORDANCE WITH
IBMC 13.08.030.C. -AS NOTED BELOW:

1. FOR ANY DEVELOPMENT WHICH REQUIRES A BUILDING PERMIT BUT IS OF
VALUATION OF FIFTY THOUSAND DOLLARS OR LESS, THE APPLICANT WILL NOT
BE REQUIRED EITHER TO UNDERGROUND THE UTILITIES OR TO SIGN A DEFERRAL
AGREEMENT PERTAINING THERETO.

2. FOR ANY DEVELOPMENT OF SINGLE FAMILY RESIDENCE(S) OR DUMPLEX(ES)
WHICH EXCEEDS A VALUATION OF FIFTY THOUSAND DOLLARS, THE APPLICANT
NWILL BE REQUIRED TO SIGN A DEFERRAL AGREEMENT WITH, AND PAY A

RECORDING FEE TO, THE CITY.

3.ANY DEVELOPMENT OF PROPERTY OTHER THAN AS DESCRIBED IN POINTS 1-2
ABOVE, IN EXCESS OF FIFTY THOUSAND DOLLARS VALUATION WILL BE ARE
REQUIRED TO UNDERGROUND ALL UTILITIES. THIS PROJECT IS WITHIN THE
SEACOAST DRIVE UTILITY UNDERGROUND DISTRICT. THUS THE EXISTING
COMMUNICATIONS AERIAL SERVICES MUST BE RELOCATED UNDERGROUND.
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LEGAL DESCRIPTION

LOT 5 AND THE NORTHERLY 10.00 FEET OF LOT
4 IN BLOCK 6 OF SOUTH SAN DIEGO BEACH,
MAP NO 1071, CITY OF IMPERIAL BEACH,
COUNTY OF SAN DIEGO, STATE OF CALIFORNIA

GENERAL INFORMATION
COMPLETE TAX ASSESSOR'S NUMBER IS: 625-330-28

GENERAL PLAN REGIONAL CATEGORY: HIGH DENSITY RESIDENTIAL
TAX RATE AREA: 14018

LAND USE DESIGNATION(S): R—1500

WATER SOURCE/WATER DISTRICT: CAL—AM WATER

SEWER DISTRICT: CITY OF IMPERIAL BEACH SEWER DEPARTMENT
FIRE DISTRICT: IMPERIAL BEACH FIRE

SCHOOL DISTRICT: SWEETWATER UNIFIED

GAS DISTRICT: SDG&E

ELECTRIC DISTRICT: SDG&E
PHONE DISTRICT: AT&T
CABLE DISTRICT: COX

GROSS ACREAGE: 0.092 ACRES / 4003.00 SQ. FT.
PROPOSED LAND USE: RESIDENTIAL

BUILDING AREA: 2,453 SF.
TOTAL BUILDING COVERAGE: 61%

LANDSCAPE COVERAGE: 7.3%
COMMON AREA: 1,550 S.F.

ZONING: CMU/2: SMU/RO —SEACOAST MIXED—USE/
RESIDENTIAL OVERLAY ZONE

REQUIRED PARKING: 1.5 SPACES PER UNIT (2X 1.5=3)

PROPOSED PARKING: 2 CAR DETACHED GARAGE
1 _EXTERIOR PARKING SPACE
3 PARKING SPACES

TOTAL:

TOPOGRAPHY:
FIELD SURVEY BY SPEAR & ASSOCIATES, INC. IN SEPTEMBER 2015.

GRADING: NONE PROPOSED

OWNER'S CERTIFICATE

| HEREBY IRREVERENTLY STATE THAT | AM THE RECORD OF THE LAND
SUBDIVIDED BY THIS TENTATIVE PARCEL MAP AND | CONSENT TO THE
PREPARATION AND RECORDATION OF THIS TENTATIVE PARCEL MAP
EQUALIZED COUNTY ASSESSMENT, OF THE PROPERTY SHOWN ON THE
TENTATIVE PARCEL MAP. | UNDERSTAND THAT PROPERTY IS CONSIDERED
AS CONTIGUOUS EVEN IF IT IS SEPARATED BY ROADS, STREETS, UTILITY
EASEMENTS OR RAILROAD RIGHT—OF—WAY.

SIGNATURE:

MARVEL HARRISON AND THOMAS A. CSANADI

ADDRESS: 199 SAN ILDEFONSO ROAD
LOS ALAMOS, N\M 87544

TELEPHONE: PHONE: (760) 736—2040

ARCHITECT

IDEAL DESIGN SYSTEMS INC.
3019 QUEBRADA CIRCLE
CARLSBAD, CA 92009
PHONE: (760) 560-6773

PREPARED BY:

SPEAR & ASSOCIATES, INC.
475 PRODUCTION STREET
SAN MARCOS, CA 92078
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Total pervious landscape area: 646 sf.

HYDROZONE 1: Inline Drip Tubing - W Exposure/Full Sun
Low Water Requirement Shrubs (0.2 ET0)
Total Area: 99 sq.ft.

HYDROZONE 2: Inline Drip Tubing - N&E Exposure/Shaded
Low Water Requirement Shrubs (0.2 ET0)
Total Area: 202 sq.ft.

HYDROZONE 3: No Irrigation
NN Decomposed Granite/Flagstone (0.0 ETo)
> Total Area: 345 sq.ft.

Water Conservation Notes:

1.

2.

Water Use Calculations have been prepared as a part of this plan package.
Contractor is responsible for obtaining a copy of these documents.

Contractor shall be responsible for setting irrigation watering schedules as required to
meet plant requirements and weather conditions while meeting all local water use
restrictions. Under no circumstance shall plant material be allowed to die due to
under/over-watering.

Irrigation Notes:

1.

Pow

o

Irrigation system shall be designed and installed to avoid runoff, seepage, low head
drainage, over spray or other similar conditions onto adjacent property, non-irrigated
areas, walks, drives, roadways or structures. Contractor shall be responsible for
ensuring these conditions are met.

Contractor shall install a remote controller with rain shutoff device. Controller and rain
shutoff device shall be installed per manufacturers specifications.

Contractor shall install backflow prevention as required by local codes.

Contractor shall install an isolation shutoff valve at the irrigation point of connection.
Contractor shall install a pressure reducer at point of connection should street
pressure exceed 80psi.

Contractor shall install below grade inline drip irrigation for all planting areas. Drip
line shall provide even distribution of water to entire root zone of all plantings. Inline
drip tube shall provide 0.6 gph at spacing of 12" o.c. in all directions.

Contractor shall install control valves with drip filter and pressure reducer capable of
flows as low as 0.5 gpm.
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MWELO CALCULATIONS

APN 625-330-28-00

812 OCEAN LANE e IMPERIAL BEACH, CA. 92008

Note:

California Landscape Technologies is responsible for MWELO
calculations only and is not responsible for site layout, grading,
planting or irrigation design, design review or installation.

All calculations are based on planting design and layout provided
by SD Architects and dated 3/22/16.

CALIFORNIA

LANDSCAPE
TECHNOLOGIES
landscape
architecture
irrigation design

970 Woodlake Drive
Cardiff by the Sea
Califomia 92007

760.942.9320

DATE
4-8-2016
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DESIGN SYSTEMS,INC.

www.sandiegoarchitects.com

This drawing and design are and shall at all times remain the exclusive property of Ideal
Design Systems Inc. and cannot be used or reproduced without written consent.

This drawing is not valid for construction unless signed and stamped by the Architect
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DESIGN REVIEW COMPLIANCE CHECKLIST
Citywide Design Criteria
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C = Compliance N/C = Non Compliance N/A = Not Applicable C | NC| NA

A. RELATIONSHIP OF BUILDINGS TO SITE AND SURROUNDING AREA

1. The site should be planned to accomplish a desirable transition with the [ X
streetscape, and to provide for adequate planting, pedestrian movement, and
parking areas.

2. Site planning should provide landscaped setbacks in scale with | X
buildings, an inviting streetscape, usable open space areas, and buffering
between properties.

3. Parking areas should be treated with decorative elements, such as, X
building wall extensions, plantings, trellises, surface patterns, berms or other
innovative means to largely screen parking areas from view from public ways.

4. Whenever the natural or existing topography contributes to the amenity | X
and utility of a proposed project, it should be preserved in a manner which
enhances and accentuates the project. Modifications to the topography will be
considered only when it can be determined that they will contribute to the
amenity and utility of the project.

5. Architectural styles should be made compatible or integrated with | X
adjacent buildings by such means as screens, site breaks, colors and
materials.

6. Attractive landscape transition to surrounding properties should be | X
provided.

7. Harmony in design elements, including texture, lines, and masses are X
required. Monotony shall be avoided. Contrasting design elements should be
repeated where appropriate in a harmonious manner. For example, vertical
elements contrast with general horizontal lines and should be used where
appropriate to make a strong statement.

8. The height, bulk, mass and scale of each building should be compatible | X
with its site and buildings expected to remain or be developed in the
surrounding area. Monotony of architectural design is not encouraged.

9. A project proposed in an area deemed to be in a state of decline or | X
blight infestation should be developed in a manner, which will establish and
improve the aesthetic quality and character of the area.

B. BUILDING DESIGN, COLORS, AND MATERIALS

1. Evaluation of appearance of a project shall be based on the quality of its | X
design and relationship to existing or future surroundings. Inappropriate,
incompatible designs shall be avoided.

2. Existing and proposed structures on the same project site should be X
architecturally and functionally integrated.
3. Innovative and imaginative design and architecture should be | X

encouraged, and inappropriate and monotonous design should be avoided.

4. Variations of building details, form, line, colors and materials, and setting | X
should be employed to create visual interest.
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5. Monotony of design in single or multiple building projects should be
avoided. Variation of detail, form, and siting should be used to provide visual
interest. In multiple building projects, variable siting of individual buildings may
be used to prevent a monotonous appearance. Variation in wall plan, roof line
and direction, materials and color may be used to prevent a monotonous
appearance in buildings. Wall plan variation is recommended to reduce scale
and bulk and may often be simple provided by building projections, bay
windows, and balconies. Color and landscape materials may be used to
accent the variation.

X

6. Window trim, pop-outs, dormers, bay windows, and other features are
encouraged to provide exterior variation in wall plan and materials.

7. New building components, such as windows, doors, eaves, and
parapets, shall have good proportions and relationship to one another and with
wall masses.

8. The architectural theme employed on a particular building should
normally be executed on all exterior surfaces.

9. In any design in which the structural frame is exposed to view, materials
and finishes should be selected for architectural harmony or enhancements of
the theme, as well as aesthetic quality, durability, and ease of maintenance.

10. Exterior colors which are harmonious and contribute to the aesthetic
quality of the project should be selected.

11. Colors shall be harmonious yet color contrast or contrasting tone is
encouraged to emphasize architectural detail (see examples in Planning
Department). Fluorescent paints and garish colors should be avoided.

12. Materials and colors should be varied where appropriate to provide
architectural interest. However, material and color combinations should be
repeated where necessary to provide contrast and harmony (visual order) to
the building. The number of materials should not exceed what is required for
contrast and accent or architectural features and may generally be limited to
three.

13. Building materials should not stop abruptly at corners but continue from
front to side elevations.

14. Parapet walls/mansard roofs should not stop at short distances on side
elevations, but should continue to visually unify all building elevations, as
appropriate.

15. Blank walls should be avoided by the use of windows, variation of
surface plan and materials, and use of shrubbery or trees as landscape
screening.

16. Mechanical equipment, including solar collectors and panels, or other
utility hardware on roof, ground, or buildings should be screened from public
view with materials harmonious with the building, or they should be located so
as not to be visible from any public ways.

17. Metal fixtures, trims, and devices, exposed to the ocean environment
are subject to abnormally high corrosion and are discouraged.
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18. Continued good appearance depends upon the extent and quality of
maintenance. The choice of materials and their use, together with the types of
finishes and other protective measures, should be conducive to easy
maintenance and upkeep.

X

19. Materials and finishes should be selected for their durability and wear
as well as for their beauty. Property measures and devices should be
incorporated for protection against the elements, neglect, damage and abuse.

C. LANDSCAPE IMPROVEMENTS AND EXTERIOR LIGHTING

Landscape elements included in this criteria consist of all forms of planting
and vegetation, ground forms, rock groupings, water patterns, and all visible
construction except buildings and utilitarian structures.

1. An inviting atmosphere should be created in pedestrian oriented areas
through the use of landscaping, walls, fencing, seating, plazas, statues,
fountains, and other design features.

2. Grades of walks, parking spaces, terraces, and other paved area should
provide an inviting and stable appearance for walking and, if seating is
provided, for sitting.

3. Landscape treatment should be provided to enhance architectural
features, strengthen vistas and important axis, and provide shade, privacy and
buffering, soften large surfaces and paved areas, and accent points of interest.
Where practical, existing trees and drought tolerant plants should be preserved
and included in the planning and design of the site.

4. Unity of design should be achieved by repetition of certain plant varieties
and other materials, and by correlation with adjacent developments, where
appropriate.

5. Plant material should be selected for interest in its structure, texture, and
color and for its ultimate growth.

6. In locations where plants will be susceptible to injury by pedestrian or
motor traffic, or other environmental hazards, they should be protected by
appropriate curbs, tree guards, or other devices.

7. Service and storage yards, trash collection areas, exterior work areas,
and other places which tend to be unsightly, should be screened by use of
walls, fencing, planting, or by combinations of these.

8. In areas where general planting does not prosper, other materials such
as fences, walls, trellises and pavings of wood, brick, stone, gravel, and
cobbles, should be used. Carefully selected plants should be combined with
such materials where possible. Materials should be harmonious with building
materials.

9. All plant materials should be selected, arranged, and installed in
accordance with sound horticultural and landscape architectural practices per
landscape and irrigation plans.
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10. Color and texture of landscape elements should be coordinated with color
and texture of building materials. Coarse textures and darker or brighter colors
may be used where appropriate to reduce perceived distance and size. Fine
textures and light or greyed colors may be used for the opposite effect where
appropriate.

X

11. Miscellaneous structures (i.e., structures other then buildings: sign
posts, railings, etc.) and street furniture located on private property should be
designed to be integrated with, or harmonious with, the architectural building
and landscape design proposed for the site. Materials should be durable and
compatible with buildings and surroundings in color and scale.

12. Exterior lighting should be designed to enhance the architecture of the
building and landscape and shall be restrained in color and brightness. Light
standards and fixtures shall be architecturally compatible and scaled to the
buildings with consideration for energy efficiency.

D. SIGN CRITERIA
(The same criteria applicable to wall signs shall apply to monument signs.)
Project, as conditioned

1. Signs should be designed as supportive elements to land use. They
should be used primarily to identify businesses, professional offices and public
and quasi-public facilities.

2. Signs should be compatible with the nature, scale, character, and
design of the locale and land uses they serve.

3. Signs should be part of the architectural concept. Size, color, lettering,
locations, and arrangement shall be harmonious with the building design, and
shall be compatible with approved signs on adjoining buildings. Signs shall
have good proportion.

4. Colors should be used harmoniously and with restraint. Lighting should
be harmonious with the design. If external spot or floodlighting is used, it shall
be arranged so that light source is shielded from view.

5. Identification and directory signs should manifest a high degree of
artistic order and taste, as well as legibility.

6. Signs should be characterized by restraint. Where practical and
practicable, artistic graphics and fine art displays should be used in lieu of
"commercial" signs.

7. Signs should place considerable emphasis upon color, harmony, size,
shapes, letters, materials and character.

E. CIRCULATION AND PARKING

1. Itis recommended that parking areas be screened from view by the use
of landscaping, walls, buildings, or other innovative and decorative concepts.

2. Parking areas and trafficways should be enhanced with landscaped
spaces containing trees or tree groupings which shall be adequately irrigated
and maintained. Shrubs should be used only where they will not obscure
vision.
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3. The placement of trees in parkways or paved areas is encouraged.

4. Vine covered trellises should be provided where appropriate to provide
shading and buffering of open parking areas, particularly where tree planting is
not provided.

5. Parking bays located between the building and the street should be
separated from buildings by landscaped areas or protected walkways.

6. The mass of large parking areas should be improved through the
employment of landscaping, textural variation, or structural interruption (i.e.,
walls and trellises). Variation of paving material, texture and color is
recommended where pedestrian and vehicular areas overlap. The use of
stamped concrete, stone, brick or granite pavers, exposed aggregate, colored
concrete or other methods to divide or improve the effect of large expanses of
pavement is encouraged.

7. Onsite circulation shall be designed to promote adequate security, police
and fire protection; and, to facilitate postal delivery, moving, trash collection
and trades services.

8. The layout of offstreet parking areas and onsite circulation systems
should place emphasis on:
A) Convenience and proximity to the units served.

B) Safety.

C) Screening and separation of buffering from common uses areas,
residential units and recreation areas.

9. Directional signs and graphics should be used to promote public safety
and convenience.

10. Loading, unloading, and delivery service operations should be
preplanned. Parking layouts should clearly indicate that these operations
would not adversely affect customer parking or access.

11. The plans of major commercial centers shall be responsive to the
physical requirements of public transportation and should provide the requisite
pedestrian ways, bus stops, benches, and shelter.

12. Secure bicycle parking facilities are encouraged.

13. Public or commercial parking areas should be designed for
convenience and, where feasible, should be directly accessible from two
streets, or a street and an alley.

14. Pedestrian ways within commercial parking areas should be protected
from vehicular movements by landscaped areas, curbs, or posts.

15. In multiple family developments, it shall be considered undesirable to
locate off street parking areas between the buildings and the street. In cases
where this design solution is utilized by the Architectural Design Review
Advisory Committee, the parking areas should be screened from view.
Parking shall be considered between buildings and streets where it does not
detract from otherwise exceptional design and neighborhood amenities.
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16. It is recommended that all parking or maneuvering areas which are
perpendicular to building walls be separated by landscaped areas.

X

F. MULTIPLE-FAMILY RESIDENTIAL ENVIRONMENT

1. Multiple family dwelling developers should place cardinal emphasis on
the protection of residential privacy. Privacy requires sensitive structural and
landscaping design, and effective sound-proofing. It is also dependent upon
the selection of proper building, screening, and landscaping materials.

2. The site development and design of multi-family development should be
coordinated with that of existing or potential adjoining and adjacent
development. The project design should be consistent with the standards of
good site planning and spatial relationships.

3. The landscape of a multi-family dwelling should be oriented towards the
establishment and maintenance of a high order of on and off site
environmental and aesthetic quality.

4. The design of all multiple units should promote good circulation,
adequate exterior lighting and noise protection. The said design should
minimize hazards, and optimize energy conservation. Solar orientation should
be considered to reduce heating requirements.

5. Each building site upon which a multi-family project is developed shall
provide landscaping and usable open space. The space developed to
landscaping may be improved with textured flooring, fountains, ponds, kiosks,
and sculpture, as well as plant material.

6. Where practicable, large multi-family developments should provide a
variety of building sizes and arrangements.

7. Multiple-family dwelling development shall provide their residents private
and/or common open space. Private open space may take the form of patios,
balconies, courtyards (atria), or gardens. The establishment of game rooms,
children's play areas, meeting rooms, and roof gardens should be encouraged
where appropriate.

8. Usable open space required by the zoning ordinance should be
distributed throughout the project site.

9. Noise effects on and from all common and private open space should be
buffered by fences, walls, and/or barriers, which block the line-of-site of the
noise source.

10. Indoor-outdoor integration can be promoted in projects by the use of
large windows and sliding glass doors in conjunction with patios, balconies,
and courtyards. The said windows and doors, however, should be effectively
shuttered or draped in order to prevent substantial night-time energy losses.

11. Common open space should be provided in large areas if feasible.
Large areas of open space can be imaginatively landscaped, well utilized, and
economically maintained.




	5-19-2016 DRB Regular Agenda
	1-21-2016 Draft Minutes
	051916 MF 1197 Harrison-Csanadi DRB Staff Report
	Attachment 1 - MF 1197 Harrison-Csanadi Plans 041516
	MWELO PLAN.pdf
	Sheets and Views
	MWELO PLAN



	Attachment 2 - 051916 MF 1197 Harrison-Csanadi DRB Checklist



