
 CITY OF DANA POINT 
PLANNING COMMISSION  

AGENDA REPORT 
 

 
DATE: MAY 10, 2021 
 
TO: DANA POINT PLANNING COMMISSION 
 
FROM: COMMUNITY DEVELOPMENT DEPARTMENT 
 BRENDA WISNESKI, DIRECTOR 
 DANNY GIOMETTI, ASSOCIATE PLANNER 
 
SUBJECT: COASTAL DEVELOPMENT PERMIT CDP19-0014 AUTHORIZING THE 

DEMOLITION OF AN EXISTING SINGLE-FAMILY DWELLING AND THE 
CONSTRUCTION OF A NEW, TWO-STORY SINGLE-FAMILY 
DWELLING WITH TWO ATTACHED GARAGES ON A COASTAL BLUFF 
LOT, WITH MINOR SITE DEVELOPMENT PERMIT SDP19-0023(M) 
REQUESTED TO MEASURE BUILDING HEIGHT FROM NOT MORE 
THAN THIRTY (30) INCHES OF FILL IN ORDER TO ACHIEVE POSITIVE 
DRAINAGE TO THE STREET LOCATED AT 35491 CAMINO 
CAPISTRANO. 

 

 
RECOMMENDATION:  That the Planning Commission adopt the attached Resolution 

approving Coastal Development Permit CDP19-0014 and 
Minor Site Development Permit SDP19-0023(M) (Action 
Document 1). 

 
APPLICANT:   FoxLin Architects 
 
OWNERS:   KYL Construction 
 
REQUEST:  A request authorizing the demolition of an existing single-family 

dwelling (SFD) and the construction of a new, two-story SFD 
with two attached garages on a coastal bluff lot, with a minor 
Site Development Permit request to measure building height 
from not more than thirty (30) inches of fill in order to achieve 
positive drainage to Camino Capistrano, in accordance with 
Dana Point Zoning Code Section 9.05.110(a)(3). 

  
LOCATION:   35491 Camino Capistrano (APN 691-083-33)  
  
NOTICE:  Notices of the Public Hearing were mailed to property owners 

within a 500-foot radius and occupants within a 100-foot radius 
on April 30, 2021, published within a newspaper of eneral 
circulation on April 30, 2021, and posted on April 30, 2021 at 
Dana Point City Hall, the Dana Point and Capistrano Beach 
Branch Post Offices, as well as the Dana Point Library. 
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ENVIRONMENTAL:  Pursuant to the California Environmental Quality Act (CEQA), 
the project is categorically exempt per Section 15303 of the 
CEQA Guidelines (Class 3 – New Construction or Conversion 
of Small Structures) because the project includes the 
construction of a SFD in a residential zone. 

ISSUES: 
 

•  Project consistency with the Dana Point General Plan, Dana Point Zoning Code 
(DPZC), and Local Coastal Program (LCP). 

 
•  Project satisfaction of all findings required pursuant to the LCP and DPZC for 

approval of a Coastal Development Permit (CDP), and Minor Site Development 
Permit (SDP(M)).   

 
•  Project compatibility with and enhancement of the site and surrounding 

neighborhood. 
 
BACKGROUND: The subject site is located on a coastal bluff in Capistrano Beach, along 
Camino Capistrano, near the City’s southern border (Supporting Document 2 – Vicinity 
Map). The 17,859 square foot coastal bluff lot is bordered by similarly developed coastal 
bluff lots to the northwest and southeast, and single-family development across Camino 
Capistrano to the northeast. To the south, is the coastal bluff face at the base of which is 
Coast Highway. The lot is zoned Residential Single Family 3 DU/AC (RSF 3) and is 
designated Residential 0 - 3.5 D.U./AC in the City’s General Plan Land Use Element. 
 
Existing site improvements include a non-conforming single-story, 2,544 square foot single 
family dwelling (SFD) with an attached two-car garage, a pool and spa located within the 
interior courtyard of the SFD, and a variety of hardscaping (some located on the bluff) and 
landscaping is also scattered throughout the site. The original SFD, garage, pool and spa 
were constructed in the 1950’s prior to Cityhood and the California Coastal Act, with the 
County of Orange and City approving various deferred maintenance type permits through 
the 1980’s and 1990’s. The rear portion of the existing structure is constructed on what is 
now defined as a coastal bluff face under the City’s certified Local Coastal Program (LCP), 
which was originally cut during grading operations and improved with retaining walls to 
accommodate the lower level of the existing dwelling. With the implementation of the 
California Coastal Act through the City’s Local Coastal Program (LCP), the existing portions 
of the SFD and related improvements located on the coastal bluff face and in the coastal 
bluff edge setback are prohibited and are now nonconforming (Supporting Document 3 – 
Site Photos). 
 
The site is also located within both the City’s Coastal Overly District and the Appeals 
Jurisdiction of the California Coastal Commission (CCC). Due to the scope of the proposed 
project and the site’s location on a coastal bluff and in the Coastal Appeals Jurisdiction of 
the CCC, a coastal development is required.  Additionally, a minor Site Development Permit 
[SDP(M)] is also necessary to measure the new building’s height from not more than thirty 
(30) inches of fill in order to achieve positive drainage to the street. 
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DISCUSSION: The proposed project includes the demolition of the existing nonconforming 
SFD and garage and the construction of a new, two-story SFD with two attached two (2) car 
garages, a pool, spa, and associated hardscape and landscape improvements on a coastal 
bluff lot.  These improvements are considered “coastal development” pursuant to the DPZC 
definition in Section 9.75.040. Consequently, the proposed project necessitates a coastal 
development permit (CDP). Although the grading of the site and any fill dirt used to facilitate 
drainage away from the coastal bluff edge is a compulsory requirement for coastal bluff top 
development and included as part of the requested CDP, the use of fill from which to 
commence the measurement of building height also prompts the need for the 
aforementioned SDP(M). 
 
COASTAL DEVELOPMENT PERMIT  
 
The project proposes the demolition of the existing SFD and all other associated 
improvements on the site, and the construction of a two-story, 9,000 square foot SFD with 
1,131 square feet of attached garage area, a pool, spa and associated hardscaping and 
landscaping (Supporting Document 4 – Architectural Plans, Grading Plans, Landscape 
Plans and Renderings). The SFD includes five (5) bedrooms, seven (7) bathrooms, a home 
theater, a gym, office, a kitchen and great room and two (2) attached oversized garages at 
either side of the proposed entry courtyard. The floor plan also features a courtyard at the 
center of the SFD that extends to both stories and is accessed from the main entry. A 
playroom located on the second floor, but not fully partitioned, will include a wet-bar style 
sink and countertop (having no cooking facilities), a closet and access to bedroom and 
bathroom three (3).  Two balconies run along the back of the second floor of the SFD, 
accessible via openings from all seaward facing rooms. The SFD is proposed with a flat roof 
at a total height of 23’-9”, measured from structure low point (top of new finished pad – 30 
inches above lowest existing grade) to top of roof, where the maximum allowable height is 
24 feet for structures with a roof pitch of 0-3:12.  
 
The exterior proposes a modern architectural style, incorporating a combination of white 
and dark smooth stucco exterior walls, stone veneer, metal louvers, and metal fascia and 
overhangs. Openings include frameless windows and doors and metal paneling roll-up 
garage doors. Exterior site improvements include a proposed pool and spa located at the 
rear of the SFD and landward of the coastal bluff edge setback. Additionally, exterior 
improvements associated with the courtyard and associated entry wall and gate, landscape 
planters, assorted pavers, and drought tolerant landscaping are also included as part of the 
project on the subject site or within the Camino Capistrano right-of-way (hardscape and 
landscape improvements only). (Supporting Document 4 – Architectural Plans, Grading 
Plans, Landscape Plans and Renderings). 
 
The project complies with all applicable development standards, including yard setbacks, 
the coastal bluff edge setback, lot coverage, and building height.  Table 1 below 
summarizes the RSF 3 and General Development Standards (Chapter 9.05 DPZC) 
applicable to the proposed development. 
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Table 1:  Compliance with RSF 3 and General Development Standards 
 

Development Standard Requirement Proposed 
Compliant 

with 
Standard 

Maximum Lot Coverage 35% max. 28% Yes 

Maximum Height 
(above 30 inches of fill) * 

24 feet 
(0-3:12 roof) 

23’-9” Yes 

Minimum Front Yard Setback 10 feet 10 feet Yes 

Minimum Side Yard Setback 8 feet 8 feet Yes 

Minimum Rear Yard Setback 
25 feet from 
coastal bluff 

edge 
25 feet Yes 

Minimum Landscape Coverage 25% min. 46% Yes 

Parking Required 
2 stalls in a 

garage 
4 stalls in a garage Yes 

*See Minor Site Development Permit Discussion below related to building height measure from 30” of fill. 

 
The coastal bluff edge setback is established on the City’s adopted Zoning Map, and the 
Draft Dana Point General Plan Coastal Erosion Technical Report dated July 11, 1990.  As 
identified in these documents, the subject site is in an area requiring a 40-foot coastal bluff 
edge setback.  A deviation from this setback is permitted in accordance with DPZC Section 
9.27.030(c)(4) subject to the review and approval of a geotechnical and soils report 
explaining the proposed deviation. Justification was provided in the site-specific 
geotechnical report based on bluff stability calculations and coupled with an assessment of 
50 years of bluff erosion for the site. The report also recommends a conventional spread, 
shallow foundation system and footings. The City’s Geotechnical Engineer has reviewed 
the provided geotechnical report and concurred that both the requested setback deviation 
from 40 to 25-feet, and foundation system with conventional footings are appropriate for 
the site and consistent with the City’s LCP. 
 
Additionally, the geotechnical report includes recommendations to return areas on the bluff 
face and within the bluff edge setback to a predeveloped, natural, condition after demolition 
of the existing SFD and associated retaining walls located therein. The recontoured bluff 
face would facilitate a more natural appearance to the coastal bluff and result in improved 
site drainage by directing it away from the coastal bluff with a subsurface drainage system 
and a sump pump to facilitate runoff withing the coastal bluff edge setback to the street and 
thereby reducing bluff erosion. 
 
The approval of this project will remove all structures and hardscape improvements located 
on the bluff face and within the approved 25-foot bluff edge setback deviation, and complete 
minor correctional recontouring (return-to-natural) of the existing bluff face where it was 
previously graded to accommodate existing improvements implemented prior to both the 
enactment of the California Coastal Act and City incorporation. The recontouring will only 
occur on the bluff face in the location of the demolished SFD, retaining walls, and 
associated improvements which were used to create habitable areas and structural support 
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of the existing SFD. Once recontoured, only minor development consistent with DPZC 
Section 9.27.030(c)(5) is proposed between the defined coastal bluff edge and the approved 
25-foot bluff-edge setback deviation. The proposed new SFD will be constructed in 
compliance with all other development standards related to Development Adjacent to 
Coastal Bluffs [DPZC Section 9.25.030(c)]. 
 
Pursuant to Section 9.69.070 “Basis for Action on Coastal Development Permit 
Applications” of the DPZC, every Coastal Development Permit requires the following 
findings: 
 

1. That the proposed development is in conformity with the certified Local Coastal 
Program as defined in Chapter 9.75 of this Zoning Code; and, 
 

2. That the proposed development, if located between the nearest public roadway and 
the sea or shoreline of any body of water, is in conformity with the public access and 
public recreation policies of Chapter Three of the Coastal Act; and, 

 
3. That the proposed development conforms with Public Resources Code Section 

21000 and following and that there are no feasible mitigation measures or feasible 
alternatives available which would substantially lessen any significant adverse 
impact that the activity may have on the environment; and, 

4. That the proposed development be sited and designed to prevent adverse impacts 
to environmentally sensitive habitats and scenic resources located in adjacent parks 
and recreation areas, and will provide adequate buffer areas to protect such 
resources; and, 

 
5. That the proposed development will minimize the alterations of natural landforms and 

will not result in undue risks from geologic and erosional forces and/or flood and fire 
hazards; and, 

 
6. That the proposed development be visually compatible with the character of 

surrounding areas, and, where feasible, will restore and enhance visual quality in 
visually degraded areas; and 
 

7. That the proposed development conforms to the General Plan, Local Coastal 
Program and Zoning Code. 
 

Staff finds the proposed project is consistent with the basis of approval for a CDP as 
outlined in Section 9.69.070 of the DPZC.  Responses supporting approval of the project 
based on the above quoted findings are detailed in the attached draft Planning Commission 
Resolution. 
 
MINOR SITE DEVELOPMENT PERMIT (SDP19-0023(M)) 
 
DPZC Section 9.05.110(a)(3) permits residential building height to be measured from the 
top of not more than thirty (30) inches of fill if the fill is required to create positive drainage 
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flow (via gravity) to the street. Current site conditions allow runoff from the existing structure 
and impervious improvements to sheet flow towards the coastal bluff, and irrigation to 
percolate into the subsurface soils.  
 
Because the existing site drainage conditions allow runoff to flow towards the coastal bluff 
face, compacted dirt fill is proposed to be placed along the rear portion of the lot, but not into 
the coastal bluff setback, to facilitate positive site drainage flow to the street.  Therefore, the 
proposed 30 inches of fill will be measured from the lowest existing grade at a vertical 
elevation of 124-11”. From this lowest existing grade, the 30 inches of fill establishes a 
finished pad elevation of 127’-5”  for the proposed SFD. Therefore, the total height of the 
SFD as measured from the top of not more than thirty (30) inches of fill to the top of the 
parapet is 23’-9” (Supporting Document 4 – Architectural and Grading Plans).  
 
The applicant has detailed the proposed site drainage on the preliminary grading plan, and 
addressed the fill in the geotechnical report, and accounted for the use of fill illustratively on 
the architectural sections and elevation drawings of the plan set demonstrating compliance 
with the measurement of building height for the proposed SFD. Areas seaward of the coastal 
bluff edge setback and outside the areas of proposed fill, will direct runoff into a new 
subsurface drainage system, and then diverted via gravity to a sump pump system that will 
collect and pump the runoff back to the street. 
 
The proposed use of fill must meet the criteria outlined in Section 9.05.110(a)(3) that states; 
(A) the proposed fill is only to create positive drainage flow (via gravity) to the street or to 
correct an existing drainage problem; (B) the proposed fill is necessary to create a minimum 
percentage grade for drainage flow consistent with a gravity flow drainage pattern; and (C) 
the amount of fill proposed is the minimum amount necessary to create the desired drainage 
pattern. Public Works & Engineering Services has reviewed the drainage system on the 
preliminary grading plan, confirming the proposed fill is utilized to correct a drainage problem 
on the site that slopes downward from the street, that the amount of fill is the minimum 
necessary to create gravity flow drainage to the street from the seaward edge of the 
proposed SFD towards the street, and the fill is the minimum necessary to divert the 
drainage over that portion of the site landward of the coastal bluff edge setback and over 
the portion of the lit with impervious improvements associated with development of the new 
SFD. 
 
Pursuant to Section 9.71.050 “Basis of Approval, Conditional Approval, or Denial of a Site 
Development Permit” of the DPZC, the Planning Commission shall make the following 
findings: 
 

1. That the site design is in compliance with the development standards of the Dana 
Point Zoning Code; and 
 

2. That the site is suitable of the site for the proposed use and development; and 
 

3. That the project is in compliance with all elements of the General Plan and all 
applicable provisions of the Urban Design Guidelines; and 
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4. That the site and structural design is appropriate for the site and function of the 

proposed use, without requiring a particular style or type of architecture; and 
 

5. That the requirements of the California Environmental Quality Act have been 
satisfied in that the project qualifies as a Class 1 (Section 15301) exemption 
pursuant to the applicable provisions of the California Environmental Quality Act 
(CEQA). 

 
Staff finds the proposed thirty (30) inch fill credit request consistent with the basis of 
approval of a SDP(M) as outlined in Section 9.71.050 of the DPZC.  Responses supporting 
the above-mentioned findings are detailed in the attached draft Planning Commission 
Resolution. 
 
CORRESPONDENCE: 
 
To date, no correspondence has been received. 
 
CONCLUSION:  
 
Staff finds that the proposed project is consistent with the policies and provisions of the 
City of Dana Point General Plan, Dana Point Zoning Code, and Local Coastal Program. 
As justifications can be made supporting the requested discretionary actions, staff 
recommends the Planning Commission adopt the attached draft Resolution, approving 
CDP19-0014 and SDP19-0023(M) subject to the findings and conditions of approval 
contained therein.  
 
 
 
 
    
Danny Giometti, Associate Planner Brenda Wisneski, Director 
 Community Development Department 
 
ATTACHMENTS: 
 
Action Documents 
 
1. Draft Planning Commission Resolution No. 21-05-10-XX 

 
Supporting Documents 
  
2. Vicinity Map 
3. Site Photos 
4. Architectural Plans, Grading Plans, Landscape Plans and Renderings 
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ACTION DOCUMENT 1: Draft Planning Commission Resolution No. 21-05-10-XX 
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SUPPORTING DOCUMENT 2: Vicinity Map 
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SUPPORTING DOCUMENT 3: Site Photos 
 

ATTACHMENT 
  



KYL-  35491 Camino Capistrano

Existing Condition

WOODEN 
VERTICAL 
LOUVER

STEEL 
MESH
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SUPPORTING DOCUMENT 4: Architectural Plans, Grading Plans, Landscape Plans 
and Renderings 
 

ATTACHMENT 
 



APN:  
LEGAL DESCRIPTION:
TYPE OF CONSTRUCTION:  
ZONING:  

LAND USE:

USE:    SINGLE FAMILY DWELLING
BUILDING HEIGHT:    24FT

LEGAL DESCRIPTION:

PROPOSED BUILDING AREA:
FLR 1 :
FLR 2 :

GARAGE:
FOOTPRINT BLDG:
PROPOSED LOT COVERAGE:
STORIES:                     
DWELLING UNITS:

PARKING SPACES:

9,000 SF
3,710 SF
5,290 SF
1,131 SF
5,078 SF
29 %
2
1 MAIN HOUSE 

4 GARAGED

SITE DATA:

LOT SIZE (ACRES):
LOT SIZE (SF):

0.41 ACRES
17,420 SF

FOOTAGE DATA:

FIRE ZONE:

FIRE SPRINKLERS:

MODERATE

YES THROUGHOUT BUILDING.
PER CRC R313.2
DEFERED SUBMITTAL

ADDITIONAL INFORMATION:

691-083-33
PARCEL 1, PMB 117/43-44
VB
RSF 3 RESIDENTIAL SINGLE 
FAMILY 3 DU/AC
RES 0-3.5 RESIDENTIAL 0-3.5 
DU/AC

FRONT SETBACK:
SIDE SETBACK
REAR SETBACK

SETBACK REQUIREMENT:

10 FT
8 FT
25 FT

TOTAL LANDSCAPE AREA-
EXISTING (TO REMAIN) AND 
PROPOSED

PROPOSED NEW 
LANDSCAPED AREA

AREA OF LOT WITHIN 
COASTAL BLUFF SETBACK

LANDSCAPE AREA WITHIN 
COASTAL BLUFF SETBACK

SITE CALCULATIONS

7,876 SF

5,306 SF (31%)

4,926 SF

2,721 SF (51%)

2016 CALIFORNIA RESIDENTIAL CODE (CBC)
2016 CALIFORNIA MECHANICAL CODE (CMC)
2016 CALIFORNIA PLUMBING CODE (CPC)
2016 CALIFORNIA ELECTRICAL CODE (CEC)
2016 CALIFORNIA ENERGY STANDARDS (CBEES)
2016 CALIFORNIA GREEN BUILDING CODE (CalGreen)
2016 CALIFORNIA FIRE CODE (CFC)

OWNER:
NING ZHANG & KUI CAI LI
3202 PORTICO DEL NORTE, 
SAN CLEMENTE, CA 92673
(949)870-6798
ZHANG.NING.US@GMAIL.COM
KUICAILI@GMAIL.COM

ARCHITECT:
MICHAEL FOX
FOXLIN ARCHITECTS
392 CAMINO DE ESTRELLA
SAN CLEMENTE, CA 92672
(949) 325-3001 TEL
(949) 203-3339 FAX
INFO@FOXLIN.COM

SURVEYOR / CIVIL:
ADAM TOAL
TOAL ENGINEERING, INC
139 AVENIDA NAVARRO
SAN CLEMETE, CA 92672
(949)492-8586
ATOAL@TOALENGINEERING.COM 

SOILS:
JESSE BEARFIELD
NOVA SERVICES INC.
24632 SAN JUAN AVE., 
SUITE 100
DANA POINT, CA 92629
(949)388-7710
JBEARFIELD@USA-NOVA.COM 

LANDSCAPE:
PATRICK MURPHY
SMP, INC
34197 PACIFIC COAST HWY, 
SUITE 200, DANA POINT, CA 92629 
(949) 443-1446
PMURPHY@SMPINC.NET

STRUCTURAL:
PAUL ROHRER
PAUL ROHRER STRUCTURAL 
ENGINEERS
17291 IRVINE BLVD #152
TUSTIN, CA 92780
(714) 486-2537
PAUL@PRSEINC.COM

MEP:
DAVID KANG
CDI, INC.
16520 BAKE PARKWAY, SUITE 
100, IRVINE, CA 92618
(949) 336-6636
DKANG@CDIENG.COM 

1. NONE

THE EXISTING HOUSE WILL BE DEMOLISHED. THE SITE IS 17,859 SQUARE 
FEET. THE PROPOSED NEW SINGLE FAMILY RESIDENCE WILL CONSIST OF 
A TWO-STORY 9000 SQUARE FEET HOUSE  AND A 1131 SF ATTACHED 4 
CAR GARAGE.  INCLUDES 5 BEDROOMS, 7 BATHROOMS, A HOME THEATER, 
A GYM, 1 SECOND FLOOR BALCONY, A SWIMMING POOL, JACUZZI, AND A 
PATIO AND ENTRY COURTYARD.

1. SUBJECT TO THE APPROVAL OF A MINOR SITE DEVELOPMENT PERMIT, 
NON-RESIDENTIAL OR RESIDENTIAL BUILDING HEIGHT MAY BE MEASURED 
FROM THE TOP OF NOT MORE THAN THIRTY (30) INCHES OF FILL. 
APPROVAL OF SUCH A MINOR SITE DEVELOPMENT PERMIT, BY THE 
DIRECTOR OF COMMUNITY DEVELOPMENT, MAY ONLY BE GRANTED IF 
THE APPLICANT CAN DEMONSTRATE COMPLIANCE WITH THE FOLLOWING 
CRITERIA:

(A)   THAT THE PROPOSED FILL IS REQUIRED ONLY FOR THE PURPOSE 
OF CREATING POSITIVE DRAINAGE FLOW (VIA GRAVITY) TO THE STREET 
OR TO OTHERWISE CORRECT AN EXISTING DRAINAGE PROBLEM; AND

(B)   THAT THE PROPOSED FILL IS NECESSARY TO CREATE A MINIMUM 
PERCENTAGE GRADE FOR DRAINAGE FLOW CONSISTENT WITH A 
GRAVITY FLOW DRAINAGE PATTERN AS VERIFIED BY THE DIRECTOR OF 
PUBLIC WORKS; AND

(C)   THAT THE AMOUNT OF FILL PROPOSED IS THE MINIMUM AMOUNT 
NECESSARY TO CREATE THE DESIRED DRAINAGE PATTERN.

1. NONE
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1. ALL WORK SHALL BE IN COMPLIANCE WITH ALL APPLICABLE LOCAL BUILDING CODES AND REGULATIONS. 
CONTRACTOR SHALL BE RESPONSIBLE FOR PERMITS APPLICABLE TO SPECIFIC TRADES OR 
SUBCONTRACTORS

2. CONTRACTOR WILL HAVE EXAMINED THE PREMISES AND SITE SO AS TO COMPARE THEM WITH THE 
DRAWINGS AND WILL HAVE SATISFIED HIMSELF AS TO THE CONDITION OF THE EXISTING WORK AN 
ADJACENT PROPERTY PRIOR TO SUBMISSION OF BID. NO ALLOWANCES WILL SUBSEQUENTLY BE MADE 
ON BEHALF OF THE CONTRACTOR BY REASON OF ANY OMISSION ON HIS PART TO INCLUDE THE COSTS 
OF ALL ITEMS OF WORK, EITHER LABOR OR MATERIALS, WHETHER THEY ARE OR ARE NOT SHOWN OR 
NOTED BUT WHICH ARE IMPLIED OR REQUIRED TO ATTAIN THE COMPLETED CONDITIONS PROPOSED IN 
THE DRAWINGS.

3. ALL SUBCONTRACTORS TO THE GENERAL CONTRACTOR SHALL INSPECT THE SITE AND SHALL CONVEY 
ANY QUESTIONS REGARDING DESIGN INTENT AND S COPE OF WORK TO THE ARCHITECT PRIOR TO 
SUBMITTING BID AND PRIOR TO COMMENCING WORK.

4. CONTRACTOR SHALL COORDINATE THE WORK OF THE VARIOUS TRADES AND SUBCONTRACTORS AND 
SHALL BE RESPONSIBLE FOR ANY ACTS, OMISSIONS, OR ERRORS OF THE SUBCONTRACTORS AND OF 
PERSONS DIRECTLY OR INDIRECTLY EMPLOYED BY THEM.

5. CONTRACTOR TO ASSUME SOLE RESPONSIBILITY FOR JOB SITE CONDITIONS INCLUDING SAFETY OF 
PERSONS AND PROPERTY FOR THE DURATION OF THE PROJECT. 

6. CONTRACTOR TO NOTIFY ARCHITECT IMMEDIATELY AND PRIOR TO ORDERING OF ALL LONG LEAD ITEMS 
AND OF APPROXIMATE DELIVERY DATES

7. ALL CONSTRUCTION MATERIALS AND SUPPLIES TO BE STORED, HANDLED AND INSTALLED ACCORDING 
TO MANUFACTURER'S’ RECOMMENDATIONS

8. IF ERRORS OR OMISSIONS ARE FOUND IN THE DRAWINGS, THEY SHALL BE BROUGHT TO THE ATTENTION 
TO THE ARCHITECT BEFORE PROCEEDING WITH THE WORK. 

9. DRAWINGS SCHEMATICALLY INDICATE NEW CONSTRUCTION. THE CONTRACTOR SHOULD ANTICIPATE, 
BASED ON EXPERIENCE, A REASONABLE NUMBER OF ADJUSTMENTS TO BE NECESSARY TO MEET THE 
DESIGN OBJECTIVES AND SHOULD CONSIDER SUCH ADJUSTMENTS AS INCLUDED IN THE SCOPE OF 
WORK.

10. WHEN SPECIFIC FEATURE OF CONSTRUCTION ARE NOT FULLY SHOWN ON THE DRAWINGS OR CALLED 
FOR IN THE GENERAL NOTES, THEIR CONSTRUCTION SHALL BE THE SAME CHARACTER AS SIMILAR 
CONDITIONS

11. THESE NOTES TO APPLY TO ALL DRAWINGS AND GOVERN UNLESS MORE SPECIFIC REQUIREMENTS ARE 
INDICATED APPLICABLE TO PARTICULAR DIVISION OF THE WORK. SEE SPECIFICATIONS AND GENERAL 
NOTES IN THE SUBSECTIONS OF THESE DRAWINGS

12. CONTRACTOR SHALL PROVIDE, ERECT AND MAINTAIN ALL TEMPORARY BARRIERS AND GUARDS, AND 
TEMPORARY SHORING AND BRACING AS REQUIRED BY ALL CITY AND STATE REGULATIONS.

13. CONTRACTOR SHALL PROVIDE ADEQUATE WEATHER PROTECTION FOR THE BUILDING AND ITS 
CONTENTS DURING THE COURSE OF WORK.

14. SEE CONSTRUCTION SCHEDULE SHEET (A-800) FOR LIST OF ABBREVIATIONS.
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# SHEET NAME
A001 TITLE
A100 SITE PLAN

A100.1 SITE PLAN - FRONT YARD
A100.2 EXISTING STRUCTURE PLAN
A101 LEVEL 01
A102 LEVEL 02
A103 ROOF PLAN
A201 ELEVATIONS
A202 ELEVATIONS
A203 COURTYARD ELEVATIONS
A301 BUILDING SECTIONS
A302 BUILDING SECTIONS
A303 BUILDING SECTIONS
A304 BUILDING SECTIONS
A305 BUILDING SECTIONS
A901 3D VIEWS
C0 SURVEY
C1 TITLE SHEET
C2 PRELIMINARY GRADING PLAN
C3 SECTIONS
C4 SECTIONS
C5 EROSION CONTROL PLAN
L1 PRELIMINARY LANDSCAPE PLAN
L2 PLANT IMAGES
L3 LANDSCAPE CALCULATIONS

VICINITY MAP
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COASTAL NATIVE PLANT MATERIAL REAR YARD
(Canyon Bluff facing)

SHRUBS

• COREOPSIS CALIFORNICA CALIFORNIA COREOPSIS

• DUDLEYA LANCEOLATA LANCE-LEAVED DUDLEYA

• RIBES SPECIOSUM FUSHIA FLOWERING GOOSEBERRY

• SOLANUM XANTI PURPLE NIGHTSHADE

GROUND COVER

• ARCTOSTAPHYLOS EDMUNDSII LITTLE SUR MANZANITA

• BACCHARIS PILULARIS 'TWIN PEAKS #2          COYOTE BRUSH

• HELIOTROPIUM CURASSAVICUM SALT HELIOTROPE

• NASSELLA (STIPA) LEPIDRA FOOTBALL NEEDLE GRASS

• SISYRINCHIUM BELLUM BLUE-EYED GRASS

PLANT MATERIAL
TREES
SYMBOL BOTANICAL/COMMON NAME

ARCHONTOPHOENIX CUNNINGHAMIANA
   KING PALM
DICKSONIA ANTARCTICA

   TASMANIAN TREE FERN

ALOE BAINESII
   TREE ALOE

SHRUBS
SYMBOL BOTANICAL/COMMON NAME

AGAVE 'BLUE FLAME'
   BLUE FLAME AGAVE

AGAVE 'BLUE GLOW'
   BLUE GLOW AGAVE

BAMBUSA TEXTILIS
   BAMBOO

EQUISETUM HYEMALE
   HORSETAIL

PHILODENDRON 'XANADU'
   XANADU PHILODENDRON

SANSEVIERIA TRIFASCIATA 'LAURENTII'
   STRIPED MOTHER-IN-LAW'S TONGUE

GROUND COVER
SYMBOL BOTANICAL/COMMON NAME

ARMERIA MARITIMA
   SEA THRIFT

MARATHON TURF

NOTE:     These coastal native plants above are native, drought tolerant and

  are on the approved OCFA Fuel Mod. Plant List

CODIFIED 40 FOOT BLUFF EDGE
SETBACK PER SOILS REPORT (TYP)

25 FOOT BLUFF EDGE
SETBACK / TOTAL BLUFF SETBACK
PER SOILS REPORT (TYP)
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PERVIOUS CONCRETE
DRIVEWAY

35491 CAMINO CAPISTRANO
9,000 SF

(E) 6' WALL FROM 
NEIGHBOR. NOT IN OUR 
SCOPE(6 ' MEASURED 
FROM THE NEIGHBOR'S 
SIDE)

(E) 6' WALL FROM NEIGHBOR. NOT IN 
OUR SCOPE (6 ' MEASURED FROM 
THE NEIGHBOR'S SIDE)

PERVIOUS 
CONCRETE
DRIVEWAY

6' TALL 
WOOD 
GATE

6' TALL 
WOOD 
GATE

PERVIOUS 
CONCRETE
DRIVEWAY

LANDSCAPE
PERVIOUS
PAVEMENT

LANDSCAPE
PERVIOUS
PAVEMENT

PERVIOUS 
PAVERS

NEIGHBOR HOUSE
FOOTPRINT

NEIGHBOR HOUSE
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BLUFF EDGE
25' BLUFF EDGE 
/TOTAL BLUFF
SETBACK
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EDGE
SETBACK
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EROSION 
LINE

EXISTING
SIDEWALK

EXISTING
CURB CUT
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SEE A100.1 FOR 
PLANTER BOX 
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NOTE:
• REFER TO GRADING PLAN FOR EXISTING AND PROPOSED
GRADES, AND SURFACE DRAINAGE CONDITIONS.
• NO IMPROVEMENTS OR LANDSCAPING SHALL BE PERMITTED ON
THE BLUFF FACE.
• REFER TO LANDSCAPE PLAN FOR THE LANDSCAPE DESIGN AND
PLANT TYPES
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1%1%1%1%

T.W
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LOW RETAINING 
WALL SEE A101 FOR
WALL HEIGHTS
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1. ALL NOTES LABELED NOT IN 
PERMIT (NIP) ARE NOT PART 
OF THIS APPLICATION. THESE 
ARE CARRIED OVER FROM THE 
RHODES CDP

2. SOILS EXCAVATION, 
RECOMPACTION, AND 
GRADING TO FOLLOW 
PARAMETERS STATED IN 
GEOLOGICAL REPORT/UPDATE 
PREPARED BY NOVA SERVICE 
INC., DATED JUNE 5, 2019.

3. ALL NEW GRADED SLOPES 
SHALL BE NO STEEPER THAN 
2H:1V 

4. ALL SURFACE WATER MUST 
DRAIN AWAY FROM BUILDING, 
A MINIMUM OF 5% WITHIN 
FIRST 10' HORIZONTAL (2% FOR 
IMPERVIOUS SURFACES).

5. ALL LOOSE FOUNDATION 
EXCAVATION MATERIAL SHALL 
BE REMOVED PRIOR TO 
COMMENCEMENT OF FRAMING. 
SLOPES DISTURBED BY 
CONSTRUCTION ACTIVITIES 
SHALL BE RESTORED. 

6. ALL RETAINING WALLS SHALL 
BE PROVIDED WITH A 
SUBDRAIN SYSTEM TO 
PREVENT POSSIBLE 
HYDROSTATIC PRESSURE 
BEHIND THE WALL. 

7. CONCENTRATED DRAINAGE 
SHOULD NOT BE ALLOWED TO 
FLOW TOWARDS AND OVER 
THE BLUFF EDGE. SURFACE 
WATER SHOULD BE CONVEYED 
AWAY FROM THE BLUFF AND 
TO THE STREET.

8. ALL DECK DRAINAGE SHALL BE 
COLLECTED AND CONDUCTED 
TO AN APPROVED LOCATION IN 
A NON-EROSIVE DEVICE. 

9. CONTRACTOR TO REVIEW 
BOTH PROPOSED SITE 
DRAINAGE CONDITIONS AND 
NOTIFY ARCHITECT OF ANY 
DISCREPANCIES OR 
CONDITIONS THAT DO NOT 
ALLOW FOR POSITIVE 
DRAINAGE AWAY FROM 
BUILDING AND OTHER 
STRUCTURES.  DO NOT 
COMMENCE SITE DRAINAGE 
WORK UNTIL ALL 
DISCREPANCIES AND 
CONDITIONS HAVE BEEN 
REVIEWED BY ARCHITECT.

10. ALL PIPING SHALL BE 4-INCH 
DIAMETER, U.O.N.  NOTIFY 
ARCHITECT OF 
DISCREPANCIES OR 
UNDERSIZED PIPING SYSTEMS.

11. ALL SOLID DRAINAGE PIPING 
SHALL HAVE A MINIMUM SLOPE 
OF 2% UNLESS OTHERWISE 
NOTED.

12. 5% DRAINAGE AROUND/AWAY 
FROM BUILDING FOR A 
MINIMUM DISTANCE OF 10'. 
ALTERNATIVELY, SWALES 
WITH SLOPE OF 2% SHALL BE 
LOCATED WITHIN 10' OF 
BUILDING FOUNDATION. 

13. ALL EXISTING TREES TO 
REMAIN, UNLESS OTHERWISE 
NOTED.  PROTECT EXISTING 
TREES DURING ALL 
CONSTRUCTION OPERATIONS, 
AS NEEDED.

14. ARCHITECT TO VERIFY ALL 
DRAIN LOCATIONS PRIOR TO 
THEIR INSTALLATION.

15. A COPY OF THE 
CONSTRUCTION DOCUMENTS 
OR A COMPARABLE 
DOCUMENT INDICATING THE 
INFORMATION FROM E

16. THE PANEL OR SUBPANEL 
SHALL PROVIDE CAPACITY TO 
INSTALL A 40-AMPERE 
MINIMUM DEDICATED BRANCH 
CIRCUIT AND SPACE(S) 
RESERVED TO PERMIT 
INSTALLATION OF A BRANCH 
CIRCUIT OVERCURRENT 
PROTECTIVE DEVICE

17. THE SERVICE PANEL OR 
SUBPANEL CIRCUIT 
DIRECTORY SHALL IDENTIFY 
THE OVERCURRENT 
PROTECTIVE DEVICE SPACE(S) 
RESERVED FOR FUTURE EV 
CHARGING AS EV CAPABLE. 
THE RACEWAY TERMINATION 
LOCATION SHALL BE 
PERMANENT AND VISIBLY 
MARKED EV CAPABLE. 
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PERVIOUS CONCRETE
DRIVEWAY

(E) 6' WALL FROM 
NEIGHBOR. NOT IN OUR 
SCOPE (6 ' MEASURED 
FROM THE NEIGHBOR'S 
SIDE)

PERVIOUS CONCRETE
DRIVEWAY

6' TALL 
WOOD 
GATE

6' TALL 
WOOD 
GATE

PERVIOUS CONCRETE
DRIVEWAY

CONCRETE 
RAMP

PERVIOUS PAVEMENT

EXISTING
CURB CUT

EXISTING
CURB CUT

EXISTING
SIDEWALK

PA

CONDENSERS

TRASH
BINS

(E) WATER 
METER

(E) GAS 
METER

(E) ELECTRIC 
BOX

(E) CABLE 
BOX

(E)
MAILBOX

HB

HB

T.F. 128.67

T.W. T.W.
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T.F. 129.75

T.W.

11%
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12%6% 6% 2% 9%

6%
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PROPOSED
CURB CUT
FOR DRIVEWAY

PROPOSED 
CURB CUT FOR
DRIVEWAY

(E) 6' WALL FROM 
NEIGHBOR. NOT IN OUR 
SCOPE(6 ' MEASURED 
FROM THE NEIGHBOR'S 
SIDE)

COURTYARD

CONCRETE
STEPS

6' WOOD FENCE ON
LOW RETAINING WALL
PER LANDSCAPE
DRAWING
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1. ALL NOTES LABELED NOT IN 
PERMIT (NIP) ARE NOT PART 
OF THIS APPLICATION. THESE 
ARE CARRIED OVER FROM THE 
RHODES CDP

2. SOILS EXCAVATION, 
RECOMPACTION, AND 
GRADING TO FOLLOW 
PARAMETERS STATED IN 
GEOLOGICAL REPORT/UPDATE 
PREPARED BY NOVA SERVICE 
INC., DATED JUNE 5, 2019.

3. ALL NEW GRADED SLOPES 
SHALL BE NO STEEPER THAN 
2H:1V 

4. ALL SURFACE WATER MUST 
DRAIN AWAY FROM BUILDING, 
A MINIMUM OF 5% WITHIN 
FIRST 10' HORIZONTAL (2% FOR 
IMPERVIOUS SURFACES).

5. ALL LOOSE FOUNDATION 
EXCAVATION MATERIAL SHALL 
BE REMOVED PRIOR TO 
COMMENCEMENT OF FRAMING. 
SLOPES DISTURBED BY 
CONSTRUCTION ACTIVITIES 
SHALL BE RESTORED. 

6. ALL RETAINING WALLS SHALL 
BE PROVIDED WITH A 
SUBDRAIN SYSTEM TO 
PREVENT POSSIBLE 
HYDROSTATIC PRESSURE 
BEHIND THE WALL. 

7. CONCENTRATED DRAINAGE 
SHOULD NOT BE ALLOWED TO 
FLOW TOWARDS AND OVER 
THE BLUFF EDGE. SURFACE 
WATER SHOULD BE CONVEYED 
AWAY FROM THE BLUFF AND 
TO THE STREET.

8. ALL DECK DRAINAGE SHALL BE 
COLLECTED AND CONDUCTED 
TO AN APPROVED LOCATION IN 
A NON-EROSIVE DEVICE. 

9. CONTRACTOR TO REVIEW 
BOTH PROPOSED SITE 
DRAINAGE CONDITIONS AND 
NOTIFY ARCHITECT OF ANY 
DISCREPANCIES OR 
CONDITIONS THAT DO NOT 
ALLOW FOR POSITIVE 
DRAINAGE AWAY FROM 
BUILDING AND OTHER 
STRUCTURES.  DO NOT 
COMMENCE SITE DRAINAGE 
WORK UNTIL ALL 
DISCREPANCIES AND 
CONDITIONS HAVE BEEN 
REVIEWED BY ARCHITECT.

10. ALL PIPING SHALL BE 4-INCH 
DIAMETER, U.O.N.  NOTIFY 
ARCHITECT OF 
DISCREPANCIES OR 
UNDERSIZED PIPING SYSTEMS.

11. ALL SOLID DRAINAGE PIPING 
SHALL HAVE A MINIMUM SLOPE 
OF 2% UNLESS OTHERWISE 
NOTED.

12. 5% DRAINAGE AROUND/AWAY 
FROM BUILDING FOR A 
MINIMUM DISTANCE OF 10'. 
ALTERNATIVELY, SWALES 
WITH SLOPE OF 2% SHALL BE 
LOCATED WITHIN 10' OF 
BUILDING FOUNDATION. 

13. ALL EXISTING TREES TO 
REMAIN, UNLESS OTHERWISE 
NOTED.  PROTECT EXISTING 
TREES DURING ALL 
CONSTRUCTION OPERATIONS, 
AS NEEDED.

14. ARCHITECT TO VERIFY ALL 
DRAIN LOCATIONS PRIOR TO 
THEIR INSTALLATION.

15. A COPY OF THE 
CONSTRUCTION DOCUMENTS 
OR A COMPARABLE 
DOCUMENT INDICATING THE 
INFORMATION FROM E

16. THE PANEL OR SUBPANEL 
SHALL PROVIDE CAPACITY TO 
INSTALL A 40-AMPERE 
MINIMUM DEDICATED BRANCH 
CIRCUIT AND SPACE(S) 
RESERVED TO PERMIT 
INSTALLATION OF A BRANCH 
CIRCUIT OVERCURRENT 
PROTECTIVE DEVICE

17. THE SERVICE PANEL OR 
SUBPANEL CIRCUIT 
DIRECTORY SHALL IDENTIFY 
THE OVERCURRENT 
PROTECTIVE DEVICE SPACE(S) 
RESERVED FOR FUTURE EV 
CHARGING AS EV CAPABLE. 
THE RACEWAY TERMINATION 
LOCATION SHALL BE 
PERMANENT AND VISIBLY 
MARKED EV CAPABLE. 
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1. ALL DOORS AND WINDOWS 
DIMENSIONED TO CENTERLINE 
OF CLEAR OPENING.  ALL NON-
DIMENSIONED WINDOWS TO BE 
CENTERED IN THE CLEAR 
OPENING. WHERE LOCATION OF 
WINDOWS AND DOORS ARE NOT 
DIMENSIONED, THEY SHALL BE 
PLACED 3” FROM F.O. FINISH OF 
ADJACENT WALL AS INDICATED 
ON DRAWINGS. 

2. ALL CASEWORK DIMENSIONS TO 
FACE OF FINISH.

3. ALL INSULATION MATERIALS 
SHALL BE CERTIFIED BY THE 
MANUFACTURER AS COMPLYING 
WITH THE CALIFORNIA QUALITY 
STANDARDS FOR INSULATION 
MATERIAL. DOORS AND 
WINDOWS BETWEEN 
CONDITIONED AND 
UNCONDITIONED SPACE SHALL 
BE FULL WEATHER-STRIPPED.

4. ALL DECK SURFACES SHALL BE 
SLOPED A MINIMUM OF 1/4" PER 
FOOT, U.O.N.

5. EXTERIOR DOORS ONLY TO 
OPEN OUTWARDS IF EXTERIOR 
DOOR LANDING IS NOT MORE 
THAN 0.5" LOWER THAN THE 
DOOR THRESHOLD.

6. MANUFACTURED DOORS AND 
WINDOWS SHALL BE CERTIFIED 
AND LABELED INDICATED 
COMPLIANCE WITH THE 
APPROPRIATE INFILTRATION 
STANDARDS.  CAULK PLUMBING 
AND ELECTRICAL 
PENETRATIONS, ALL WINDOW 
AND DOOR FRAMES, BETWEEN 
WALL SOLEPLATES AND 
FLOORS, AND ALL OTHER 
OPENINGS IN THE ENVELOPE.  

7. ALL EXTERIOR OPENINGS (AND 
OPENINGS BETWEEN HEATED 
AND UNHEATED AREAS) SHALL 
BE PROPERLY WEATHER-
STRIPPED, CERTIFIED AND 
LABELED.PROVIDE VINYL BEAD 
TYPE WEATHER STRIPPING AT 
THESE DOORS AND WINDOWS, 
ALL SIDES OF THE DOOR MUST 
BE WEATHERSTRIPPED, 
INCLUDING THE THRESHOLD.

8. CAULK AND SEAL OPENING IN 
BUILDING EXTERIOR 1/8” OR 
GREATER TO PREVENT AIR 
INFILTRATION.

9. WHERE REQUIRED, PROVIDE 
MINIMUM INSULATION OF R-13 AT 
EXTERIOR WALLS, AND R-30 IN 
ROOF AND CEILING AREAS.

10. PROVIDE WOOD BLOCKING AS 
REQUIRED AT ALL WALL BASE 
INSTALLATIONS.  REFER TO 
DETAIL SHEETS FOR WALL BASE 
DETAILS.

11. PROVIDE ADDITIONAL PLYWOOD 
SHEATHING ON ALL WALLS TO 
RECEIVE PLYWOOD SHEAR-
WALL SHEATHING TO 
COMPLETELY FLUSH OUT 
SUBSTRATE SURFACE(S).  
ADDITIONAL SHEATHING SHALL 
EXACTLY MATCH THE 
THICKNESS OF THE SHEAR-
WALL SHEATHING REQUIRED.  
ADDITIONAL SHEATHING SHALL 
CONTINUE ALONG WALL UNTIL 
JUNCTION WITH A 
PERPENDICULAR WALL OR END 
OF WALL, OR AS DIRECTED BY 
DESIGNER.

12. SLOPE FRAMING OR PROVIDE 
DECKING/SUBSTRATE AS 
REQUIRED TO PROVIDE SLOPES 
AS INDICATED AND POSITIVE 
DRAINAGE TOWARDS DRAINS.

13. STUCCO OVER WOOD 
SHEATHING SHALL INCLUDE 
TWO LAYERS OF GRADE “D”
BUILDING PAPER.

14. ALL WALL FRAMING SHALL BE 
2X4 @ 16” O.C., MINIMUM, U.O.N.

15. ALL GYPSUM BOARD SHALL BE 
5/8” THICK, TYPE “X”, U.O.N.

16. ALL GYPSUM AND/OR PLASTER 
SURFACES SHALL BE SMOOTH, 
CONTINUOUS, FREE OF 
IMPERFECTIONS, AND WITH NO 
VISIBLE JOINTS, U.O.N.

17. SOUND PROOF ALL AREAS OF 
NEW CONSTRUCTION, 
INCLUDING ALL WALLS AND 
FLOORS AFFECTED BY 
RENOVATION.

18. PROVIDE COMBUSTION AIR FOR 
WATER HEATER W/I 12" FOR 
BOTTOM OF THE 
COMPARTMENTALL WALL 
FRAMING SHALL BE 2X4 @ 16”
O.C., MINIMUM, U.O.N.

19. ALL GYPSUM BOARD SHALL BE 
5/8” THICK, TYPE “X”, U.O.N.

20. ALL GYPSUM AND/OR PLASTER 
SURFACES SHALL BE SMOOTH, 
CONTINUOUS, FREE OF 
IMPERFECTIONS, AND WITH NO 
VISIBLE JOINTS, U.O.N.

21. SOUND PROOF ALL AREAS OF 
NEW CONSTRUCTION, 
INCLUDING ALL WALLS AND 
FLOORS AFFECTED BY 
RENOVATION.

22. PROVIDE COMBUSTION AIR FOR 
WATER HEATER W/I 12" FOR 
BOTTOM OF THE COMPARTMENT

23. ABS LINES TO BE PROVIDED 
FROM SINKS, SHOWERS, 
LAUNDRY, AND TUBS TO 
GREYWATWER TANK, NO 
KITCHENS AND BARS TO DRAIN 
TO GREYWATER.

24. ALL PERIMETER WALLS SHALL 
BE 1-HR FIRE-RESISTANCE-
RATED CONSTRUCTION.
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LEVEL NAME AREA TYPE AREA

LEVEL 01 Area Gross Building Area 3711 SF
LEVEL 02 Area Gross Building Area 5290 SF
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224
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8.a

2' - 6"

OPEN TO BELOW

213.B

BLUFF EDGE 25' BLUFF EDGE 
/TOTAL BLUFF
SETBACK

50 YEAR
EROSION 
LINE

ROOF LINE
ABOVE

ENCROACHM
ENT IN THE SETBACK

1' - 5"

50
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EAR E
ROSIO
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E

8' 
- 0

"

BLUFF EDGE SETBACK

40' - 0"

40' BLUFF EDGE 
SETBACK

BLUFF EDGE / TOTAL BLUFF SETBACK

25' - 0"

DN

STEAM
ROOM

ELEVATOR

7' - 6 1/4" 7' - 6" 10' - 6 1/4"

56"

49
"

4'
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 7
 1

/2
"

CL

CL

CL

CL

58"
69

"
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FF

3' - 6"

2

A304

1

A305

CL

METAL 
LOUVERS

ELEVATION 
STEPS

140.69 140.11 139.53

WETBAR INCLUDING SMALL 
SINK, COUNTER AND 
OUTLETS, CONTAINING NO 
COOKING FACILITIES
(I.E. OVEN, STOVE TOP, BUILT 
IN MICROWAVE ETC.)

1

ENCROACHM
ENT IN
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x

x

x

o

x

x
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o
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o

o

o

o

o

o

o

o

o

o

o

o

1. ALL DOORS AND WINDOWS 
DIMENSIONED TO CENTERLINE 
OF CLEAR OPENING.  ALL NON-
DIMENSIONED WINDOWS TO BE 
CENTERED IN THE CLEAR 
OPENING. WHERE LOCATION OF 
WINDOWS AND DOORS ARE NOT 
DIMENSIONED, THEY SHALL BE 
PLACED 3” FROM F.O. FINISH OF 
ADJACENT WALL AS INDICATED 
ON DRAWINGS. 

2. ALL CASEWORK DIMENSIONS TO 
FACE OF FINISH.

3. ALL INSULATION MATERIALS 
SHALL BE CERTIFIED BY THE 
MANUFACTURER AS COMPLYING 
WITH THE CALIFORNIA QUALITY 
STANDARDS FOR INSULATION 
MATERIAL. DOORS AND 
WINDOWS BETWEEN 
CONDITIONED AND 
UNCONDITIONED SPACE SHALL 
BE FULL WEATHER-STRIPPED.

4. ALL DECK SURFACES SHALL BE 
SLOPED A MINIMUM OF 1/4" PER 
FOOT, U.O.N.

5. EXTERIOR DOORS ONLY TO 
OPEN OUTWARDS IF EXTERIOR 
DOOR LANDING IS NOT MORE 
THAN 0.5" LOWER THAN THE 
DOOR THRESHOLD.

6. MANUFACTURED DOORS AND 
WINDOWS SHALL BE CERTIFIED 
AND LABELED INDICATED 
COMPLIANCE WITH THE 
APPROPRIATE INFILTRATION 
STANDARDS.  CAULK PLUMBING 
AND ELECTRICAL 
PENETRATIONS, ALL WINDOW 
AND DOOR FRAMES, BETWEEN 
WALL SOLEPLATES AND 
FLOORS, AND ALL OTHER 
OPENINGS IN THE ENVELOPE.  

7. ALL EXTERIOR OPENINGS (AND 
OPENINGS BETWEEN HEATED 
AND UNHEATED AREAS) SHALL 
BE PROPERLY WEATHER-
STRIPPED, CERTIFIED AND 
LABELED.PROVIDE VINYL BEAD 
TYPE WEATHER STRIPPING AT 
THESE DOORS AND WINDOWS, 
ALL SIDES OF THE DOOR MUST 
BE WEATHERSTRIPPED, 
INCLUDING THE THRESHOLD.

8. CAULK AND SEAL OPENING IN 
BUILDING EXTERIOR 1/8” OR 
GREATER TO PREVENT AIR 
INFILTRATION.

9. WHERE REQUIRED, PROVIDE 
MINIMUM INSULATION OF R-13 AT 
EXTERIOR WALLS, AND R-30 IN 
ROOF AND CEILING AREAS.

10. PROVIDE WOOD BLOCKING AS 
REQUIRED AT ALL WALL BASE 
INSTALLATIONS.  REFER TO 
DETAIL SHEETS FOR WALL BASE 
DETAILS.

11. PROVIDE ADDITIONAL PLYWOOD 
SHEATHING ON ALL WALLS TO 
RECEIVE PLYWOOD SHEAR-
WALL SHEATHING TO 
COMPLETELY FLUSH OUT 
SUBSTRATE SURFACE(S).  
ADDITIONAL SHEATHING SHALL 
EXACTLY MATCH THE 
THICKNESS OF THE SHEAR-
WALL SHEATHING REQUIRED.  
ADDITIONAL SHEATHING SHALL 
CONTINUE ALONG WALL UNTIL 
JUNCTION WITH A 
PERPENDICULAR WALL OR END 
OF WALL, OR AS DIRECTED BY 
DESIGNER.

12. SLOPE FRAMING OR PROVIDE 
DECKING/SUBSTRATE AS 
REQUIRED TO PROVIDE SLOPES 
AS INDICATED AND POSITIVE 
DRAINAGE TOWARDS DRAINS.

13. STUCCO OVER WOOD 
SHEATHING SHALL INCLUDE 
TWO LAYERS OF GRADE “D”
BUILDING PAPER.

14. ALL WALL FRAMING SHALL BE 
2X4 @ 16” O.C., MINIMUM, U.O.N.

15. ALL GYPSUM BOARD SHALL BE 
5/8” THICK, TYPE “X”, U.O.N.

16. ALL GYPSUM AND/OR PLASTER 
SURFACES SHALL BE SMOOTH, 
CONTINUOUS, FREE OF 
IMPERFECTIONS, AND WITH NO 
VISIBLE JOINTS, U.O.N.

17. SOUND PROOF ALL AREAS OF 
NEW CONSTRUCTION, 
INCLUDING ALL WALLS AND 
FLOORS AFFECTED BY 
RENOVATION.

18. PROVIDE COMBUSTION AIR FOR 
WATER HEATER W/I 12" FOR 
BOTTOM OF THE 
COMPARTMENTALL WALL 
FRAMING SHALL BE 2X4 @ 16”
O.C., MINIMUM, U.O.N.

19. ALL GYPSUM BOARD SHALL BE 
5/8” THICK, TYPE “X”, U.O.N.

20. ALL GYPSUM AND/OR PLASTER 
SURFACES SHALL BE SMOOTH, 
CONTINUOUS, FREE OF 
IMPERFECTIONS, AND WITH NO 
VISIBLE JOINTS, U.O.N.

21. SOUND PROOF ALL AREAS OF 
NEW CONSTRUCTION, 
INCLUDING ALL WALLS AND 
FLOORS AFFECTED BY 
RENOVATION.

22. PROVIDE COMBUSTION AIR FOR 
WATER HEATER W/I 12" FOR 
BOTTOM OF THE COMPARTMENT

23. ABS LINES TO BE PROVIDED 
FROM SINKS, SHOWERS, 
LAUNDRY, AND TUBS TO 
GREYWATWER TANK, NO 
KITCHENS AND BARS TO DRAIN 
TO GREYWATER.

24. ALL PERIMETER WALLS SHALL 
BE 1-HR FIRE-RESISTANCE-
RATED CONSTRUCTION.

##

TO FINISHTO STRUCTURE

2X6 WALL

2X4 WALL

OVERHEAD

DROP 
CEILING

LEGEND

1 HR FIRE
RATED
2X6 WALLSITE RETAINING

WALLS
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151' - 0 1/2"

151' - 0 1/2"
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FF E

DGE

LEVEL 2 
FOOTPRINT

LEVEL 2 
FOOTPRINT

151' - 0 1/2"

PARAPET WALL
ELEVATION

151' - 2"

151' - 2"

151' - 2"

151' - 2"

151' - 0 1/2"

151' - 2"151' - 0 1/2"151' - 0 1/2"
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PARAPET WALL
ELEVATION
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ELEVATION

PARAPET WALL
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ELEVATION

PARAPET WALL
ELEVATION

PARAPET WALL
ELEVATION

BLUFF EDGE 25' BLUFF EDGE 
/TOTAL SETBACK

50 YEAR
EROSION 
LINE

40' BLUFF
EDGE SETBACK

BLUFF EDGE / TOTAL BLUFF SETBACK

25' - 0"

BLUFF EDGE / TOTAL BLUFF SETBACK

25' - 0"
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"
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1
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151' - 2"

PARAPET WALL
ELEVATION

151' - 2"

PARAPET WALL
ELEVATION

151' - 2"

PARAPET WALL
ELEVATION

151' - 2"

PARAPET WALL
ELEVATION

1/
4"

 / 
1 '

- 0
"

101.A

101.B

101.C

ALL ROOF DRAINS 
GRAVITY FEED TO 
STREET

ALL ROOF DRAINS 
GRAVITY FEED TO 
STREET

1/4" / 1'-0"

1/
4"

 / 
1'-

0"

3/4" / 1'-0"

1/
4"

 / 
1'-

0"

1/8" / 1'-0"

1. ALL ROOFING MATERIALS SHALL 
MEET OR EXCEED "CLASS A" 
REQUIREMENTS. 

2. ALL ROOF SURFACES SHALL BE 
SLOPED A MINIMUM OF 1/4" PER 
FOOT, UNLESS OTHERWISE 
NOTED.

3. PROVIDE SKYLIGHT CURBS AND 
SUPPORT AS REQUIRED BY 
MANUFACTURER, INCLUDING 
MINIMUM SLOPE REQUIREMENTS.

4. SLOPE FRAMING OR PROVIDE 
DECKING/SUBSTRATE AS 
REQUIRED TO PROVIDE SLOPES 
AS INDICATED AND POSITIVE 
DRAINAGE TOWARDS DRAINS.

5. ANY ROOF GUTTERS SHALL BE 
PROVIDED WITH MEANS TO 
PREVENT ACCUMULATION OF 
LEAVES AND DEBRIS. 

6. ALL ROOF VENTS SHALL BE 
PROTECTED BY LOUVERS AND 1/8-
INCH NONCOMBUSTIBLE, 
CORROSION-RESISTANT MESH.
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LEVEL 01
127' - 11"

LEVEL 02
140' - 7 1/2"

TOP OF PARAPET
151' - 2"
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TOP OF PAD
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KEYNOTE DESCRIPTION

AC CNDSR AIR CONDENSOR UNIT
FASC 01 METAL FASCIA
GAR DOOR GARAGE DOOR PER SCHEDULE
GATE 04 SIDE YARD WOOD GATE
MTL LVR METAL LOUVER
MTL PNL METAL PANEL
MTL PNL METAL PANEL
POOL E POOL EQUIPMENT
RAIL 02 RECESSED GLASS RAILING
STC 01 EXTERIOR PLASTER SMOOTH FINISH - WHITE
STC 02 EXTERIOR PLASTER SMOOTH FINISH - DARK
STN 01 STONE VENEER
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LEGAL DESCRIPTION

ARCHITECT

BASIS OF BEARINGS

OWNER

VICINITY MAP

SOILS ENGINEER/GEOLOGIST

SITITTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEE

JOB ADDRESS

SOURCE OF TOPOGRAPHY

GRADING NOTES

PRELIMINARY GRADING PLAN

35491 CAMINO CAPISTRANO, DANA POINT, CA

C1
C2

TITLE SHEET
PRELIMINARY GRADING PLAN

SHEET INDEX

CUT/FILL QUANTITY ESTIMATE

NOTICE TO CONTRACTOR

SOILS AND GEOLOGIST'S CERTIFICATION

DECLARATION OF RESPONSIBLE CHARGE

GRADING NOTES (cont.)( )

EROSION CONTROL NOTES

C3SECTIONS

OWNER'S STATEMENT

SITE ACREAGE = 0.40 ACRES (17,420 S.F.)

EXIST. IMPERVIOUS AREA = 0.184 ACRES (8,020 S.F.)  46%

1 3 9  A v e n i d a  N a v a r r o
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C I V I L  E N G I N E E R I N G
L A N D  S U R V E Y I N G
S T O R M W A T E R  QU A L I T Y

TITLE SHEET

18179

35491 CAMINO CAPISTRANO

PARCEL 1, PMB 117/43-44
691-083-33

C1

C4SECTIONS
C5EROSION CONTROL PLAN

PROP. IMPERVIOUS AREA = 0.114 ACRES (4,970 S.F.)  29%

TOTAL POST CONSTRUCTION IMPERVIOUS AREA =
0.114 ACRES (4,970 S.F.)  29% (17% REDUCTION)
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35491 CAMINO CAPISTRANO

PARCEL 1, PMB 117/43-44
691-083-33

EASEMENT NOTE:

STREET IMPROVEMENTS TO BE FINALIZED PER CITY OF DANA POINT ANNUAL ROADWAY
RESURFACING.

C2

DEMOLITION OF EXISTING IMPROVEMENTS PER SEPARATE PLAN & PERMIT.

LEGEND

ALL EASEMENTS SHOWN ON THIS TOPOGRAPHIC AND BOUNDARY SURVEY ARE PER A

PRELIMINARY TITLE REPORT PREPARED BY LAWYERS TITLE COMPANY, FILE NO.

218580123 DATED APRIL 27, 2020 UNLESS NOTED OTHERWISE.

1 ITEM 3 OF THE PRELIMINARY TITLE REPORT, AN EASEMENT FOR STATE

HIGHWAY AND INCIDENTAL PURPOSES RECORDED APRIL 12, 1946 IN BOOK 1408,

PAGE 76 O.R. THE EASEMENT DOES NOT AFFECT THE SUBJECT PROPERTY AND

IS NOT PLOTTED HEREON.

SITE ACREAGE = 0.40 ACRES (17,420 S.F.)

EXIST. IMPERVIOUS AREA = 0.184 ACRES (8,020 S.F.)  46%

PROP. IMPERVIOUS AREA = 0.114 ACRES (4,970 S.F.)  29%

TOTAL POST CONSTRUCTION IMPERVIOUS AREA =
0.114 ACRES (4,970 S.F.)  29% (17% REDUCTION)
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LEGEND

NOTE

EROSION CONTROL BMPs

TEMPORARY SEDIMENT CONTROL

WIND EROSION CONTROL

TRACKING CONTROL

WASTE MANAGEMENT AND MATERIALS POLLUTION CONTROL

NON-STORMWATER MANAGEMENT

YEAR-ROUND BMP REQUIREMENTS



35491 CAMINO CAPISTRANO | DANA POINT, CA 92624

DATE: 08/21/2020

20'

Scale:  1" = 10'

0 10'5'

PRELIMINARY LANDSCAPE PLAN

1

COASTAL NATIVE PLANT MATERIAL REAR YARD

(Canyon Bluff facing)

SHRUBS

COREOPSIS CALIFORNICA CALIFORNIA COREOPSIS 1 GAL.      (2' Tall)

DUDLEYA LANCEOLATA LANCE-LEAVED DUDLEYA 1 GAL.      (1' Tall)

RIBES SPECIOSUM FUSHIA FLOWERING GOOSEBERRY 1 GAL.      (4' to 6' Tall)

SOLANUM XANTI PURPLE NIGHTSHADE 1 GAL.      (2' Tall)

     

GROUND COVER

ARCTOSTAPHYLOS EDMUNDSII LITTLE SUR MANZANITA 1 GAL.      (1' TO 2' TALL)

BACCHARIS PILULARIS 'TWIN PEAKS #2          COYOTE BRUSH     1 GAL.      (1' TO 2' TALL)

HELIOTROPIUM CURASSAVICUM SALT HELIOTROPE 4" POT      Ground Cover

NASSELLA (STIPA) LEPIDRA FOOTBALL NEEDLE GRASS    1 GAL.      (1' to 2' Tall)

SISYRINCHIUM BELLUM BLUE-EYED GRASS FLATS      (1' Tall)

     

PLANT MATERIAL

TREES

SYMBOL BOTANICAL/COMMON NAME SIZE   RATING   PLANT FACTOR   QUANTITY

     

ARCHONTOPHOENIX CUNNINGHAMIANA 16'-20'    MODERATE                0.5       2

   KING PALM MULTI. TRUNK (3)

DICKSONIA ANTARCTICA                           15 GAL.   LOW                                0.2       4

    TASMANIAN TREE FERN

ALOE BAINESII                           72" BOX   SYMMETRICAL                0.2       1

    TREE ALOE    SHAPE

     

SHRUBS

SYMBOL BOTANICAL/COMMON NAME SIZE   RATING   PLANT FACTOR   QUANTITY

     

AGAVE 'BLUE FLAME'                5 GAL.      LOW                               0.2             33

    BLUE FLAME AGAVE

AGAVE 'BLUE GLOW'                5 GAL.      LOW                               0.2             43

    BLUE GLOW AGAVE

BAMBUSA TEXTILIS                15 GAL. OR  MODERATE                0.5       133

    BAMBOO 24" BOX 

EQUISETUM HYEMALE                             5 GAL.      MODERATE                0.5       41

    HORSETAIL

PHILODENDRON 'XANADU'                5 GAL.      HIGH                                0.2       15

    XANADU PHILODENDRON

SANSEVIERIA TRIFASCIATA 'LAURENTII'         5 GAL.      MODERATE                0.5       59

    STRIPED MOTHER-IN-LAW'S TONGUE

     

GROUND COVER

SYMBOL BOTANICAL/COMMON NAME SIZE RATING   PLANT FACTOR   QUANTITY

     

ARMERIA MARITIMA                1 GAL.   MODERATE                0.5        200

    SEA THRIFT

MARATHON TURF                SOD   HIGH                

   

     

NOTE:     These coastal native plants above are native, drought tolerant and

  are on the approved OCFA Fuel Mod. Plant List    

LANDSCAPE NOTES:

1. ALL EXISTING IRRIGATION WITHIN THE

APPROVED SETBACK FROM EDGE OF COASTAL BLUFF

TO BE REMOVED

2. NO IRRIGATION ALLOWED WITHIN THE 25' BLUFF

SETBACK / TOTAL BLUFF SETBACK

3. ALL LANDSCAPING WITHIN THE AREA OF THE
APPROVED SETBACK FROM EDGE OF COASTAL BLUF

SHALL BE OF A VARIETY THAT IS NATIVE TO LOCAL

CALIFORNIA & DROUGHT TOLERANT TO THE

SATISFACTION OF THE PLANNING DIVISION

WUCOLS WATER USE

  RATING - REGION 3

     

LOW IMPACT AND SOURCE

CONTROL BMP NOTES:

1. MINIMIZE SOIL COMPACTION IN PROPOSED

LANDSCAPE AREAS

2. INSTALL A DRY WEATHER FLOW DIVERSION BASIN

PER DP-202

3. STENCIL ALL STORM DRAIN CATCH BASIN WITH

CITY APPROVED

"NO DUMPING" MESSAGES

4. SWEEP DRIVEWAY AND PARKING AREAS A

MINIMUM OF ONCE A

MONTH

5. LANDSCAPING TO UTILIZE NATIVE, NON-INVASIVE
AND/OR LOW

WATER SPECIES AS MUCH AS FEASIBLE

IMPERVIOUS AREA NOTE:

1. REFER TO CIVIL PLANS FOR IMPERVIOUS AREAS
2. IMPERVIOUS AREA < 5,000 SQUARE FEET,

THEREFORE THE PROJECT SITE IS NOT A PRIORITY

DEVELOPMENT.

CODIFIED 40 FOOT BLUFF EDGE

SETBACK PER SOILS REPORT (TYP)

25 FOOT BLUFF EDGE

SETBACK / TOTAL BLUFF SETBACK

PER SOILS REPORT (TYP)

50 YEAR FUTURE BLUFF  RETREAT

PER SOILS REPORT (TYP)

 BLUFF EDGE

PER SOILS REPORT (TYP)

CONSTRUCTION LEGEND
SYMBOL DESCRIPTION

     

1. PEDESTRIAN ACCENT PAVING

2. VEHICULAR ACCENT PAVING

3. ACCENT PAVING STEP PADS WITH DECORATIVE PEBBLE JOINTS

4. CITY STANDARD SIDEWALK

5. WOOD OR COMPOSITE SLAT-SCREEN FENCE

6. 5' HT. POOL SAFETY FENCE

7. POOL EQUIPMENT LOCATION

8. DECORATIVE PEBBLE PAVING W/ STEEL EDGING

9. RAISED ACCENT PLANTER WALL

10. LOW RETAINING WATER WALL FEATURE

11. LANDSCAPE ACCENT FEATURE / SCULPTURE

12. SIDE-YARD RETURN WALL W/ SELF CLOSING AND LATCHING GATE

13. RAISED PLANTER WALL

14. OUTDOOR GRILL AND COUNTER

15. STEPS TO MATCH ADJACENT PAVING (BUILT-IN RAMPS FOR TRASH @ FRONT ONLY)

16. INFINITY EDGE SPA WITH RIM FLOW EDGE AT HOUSE

17. SPA WITH INFINITY EDGE 14"" ABOVE POOL WATER LEVEL

18. INFINITY EDGE POOL WITH RIM FLOW EDGE AT HOUSE AND UNDERWATER BENCH

19. FLOATING STEP PADS TO SPA WITH CONCEALED LIGHTING UNDERNEATH

20. RAISED FIRE FEATURE +9" HT.

21. WATER COURT WITH RIM FLOW EDGE AND SCULPTURAL BOULDER FOUNTAINS

22. 'FLOATING' STEP PADS WITH CONCEALED LIGHTING UNDERNEATH

23. SCULPTURAL ACCENT BOULDERS

24. SLOT DRAIN AT MAIN ENTRY PAVING

25. EXISTING CURB AND GUTTER AT STREET TO BE REPAIRED AND MODIFIED AS NECESSARY

26. 8' W.x20'HT. VERTICAL LIVING WALL.
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TREE SHRUBS

ARCHONTOPHOHOENIX ALEXANDRAE   

KING PALM

     

BAMBUSA TEXTILIS   

BAMBOO

     

EQUISETUM HYEMALE   

HORSETAIL

     

PHILODENDRON 'XANADU'   

XANADU PHILODENDRON

     

SANSEVIERIA TRIFASCIATA 'LAURENTII'          

STRIPED MOTHER-IN-LAW'S TONGUE

     

COASTAL NATIVE PLANT MATERIAL

ARCTOSTAPHYLOS EDMUNDSII   

LITTLE SUR MANZANITA

     

GROUND COVER

ARMERIA MARITIMA   

SEA THRIFT

     

THYMUS PSEUDOLANUGINOSUS   

WOOLY THYME

     

BACCHARIS PILULARIS 'TWIN PEAKS'   

COYOTE BRUSH

     

COREOPSIS CALIFORNICA   

CALIFORNIA COREOPSIS

     

DUDLEYA LANCEOLATA   

LANCE-LEAVED DUDLEYA

     

RIBES SPECIOSUM   

FUSHIA FLOWERING GOOSEBERRY

     

SOLANUM XANTI   

PURPLE NIGHTSHADE

     

HELIOTROPIUM CURASSAVICUM   

SALT HELIOTROPE

     

SHRUBS

SISYRINCHIUM BELLUM   

BLUE-EYED GRASS

     

PLANT IMAGES

2

35491 CAMINO CAPISTRANO | DANA POINT, CA 92624

DATE: 08/21/2020

PLANT IMAGES

PLANT MATERIAL

ALOE BAINESII

ALOE TREE

     

DICKSONIA ANTARCTICA

TASMANIAN TREE FERN  

     

NASSELLA TENUISSIMA   

MEXICAN FEATHER GRASS

     

AGAVE 'BLUE GLOW'   

BLUE GLOW AGAVE

     

AGAVE 'BLUE FLAME'   

BLUE FLAME AGAVE

     



35491 CAMINO CAPISTRANO | DANA POINT, CA 92624

DATE: 08/21/2020
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LANDSCAPE CALCULATIONS

3

50 YEAR FUTURE BLUFF  RETREAT

PER SOILS REPORT (TYP)

 BLUFF EDGE

PER SOILS REPORT (TYP)

CODIFIED 40 FOOT BLUFF EDGE

SETBACK PER SOILS REPORT (TYP)

25 FOOT BLUFF EDGE

SETBACK / TOTAL BLUFF SETBACK

PER SOILS REPORT (TYP)

BLUFF CALCULATIONS

NATIVE REVEG (NON-IRRIGATED) -

1,378 SQFT

NON-PLANTED PERMEABLE GRAVEL -

1,313 SQFT

NATIVE SLOPE REVEG (NON-IRRIGATED) -

2,235 SQFT

SITE CALCULATIONS

- AREA OF LOT WITHIN COASTAL BLUFF SETBACK - 4,926 SQFT

- LANDSCAPE AREA WITHIN COASTAL BLUFF SETBACK - 2,721 SQFT (51%)

- PROPOSED NEW LANDSCAPED AREA - 5,306 SQFT (31%)

- EXISTING LOT - 17,420 SQFT

- TOTAL LANDSCAPE AREA - EXISTING (TO REMAIN) AND PROPOSED  7,876S.F.
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