
Project Information:
Project Description:
The scope of work includes the construction of a two-story single-family dwelling 
with attached below-grade garage on the parcel at 956 Cordova Street. 
Improvement summary is as follows:

• Discretionary Permit: Coastal Development Permit (PRJ-1118355)

• New construction two-story single-family residence with roof deck
• New construction below-grade garage and basement
• New electrical meter
• New water meter
• New sewer connection
• New landscaping
• New perimeter fencing and low retaining walls
• New concrete sitework in right-of-way for pedestrian and vehicular access
• New outdoor barbecue

Legal Description:

Site Address: 956 Cordova Street, San Diego, CA 92107
Legal Description:

Lot three (3), Block "L" of Azure Vista, in the City of San Diego, County of 
San Diego, State of California, According to map thereof no. 1981, files in 
the Office of the County Recorder on January 4,1927.

Easements: None.
Assessor's Parcel Number: 531-400-03-00
Parcel Zoning Designation: RS-1-7
Overlay Zone(s) Designation:

Airport (ALUCOZ): Yes. NAS North Island. San Diego Int'l Airport
Coastal Height (CHLOZ): Yes.
Coastal (COZ): Yes. N-APP-2.
Parking Impact (PIOZ): Yes. PIOZ-Coastal-Impact. PIOZ-Beach-Impact.

Year Built: 1942
Construction Type: Type VB - wood frame
Occupancy Classification: R3
Automatic Fire Sprinklers: Yes, per CBC R313.2
Stories: Two
Height: 28' 5" (30'-0" max. height)
Transit: None.
Parking:

Required Spaces: 2 spaces per dwelling, SDMC Section 142.0520
Provided Spaces: 6 total; 4 enclosed, 2 open

Lot Area:                  7,897 sq. ft.
    (0.18 acres)

Lot Coverages: 
Allowed: 50% (3,948.50 sq. ft.):
Structural Lot Coverage: (3,188 sq. ft. / 7,897 sq. ft.)    40.37 %

Landscape Lot Coverage (35% minumum):
Landscape: (3,001 sq. ft. / 7,897 sq. ft.)    38.00 %
Hardscape: (1,699 sq. ft. / 7,897 sq. ft.)    21.51 %
   Subtotal: (4,700 sq. ft. / 7,897 sq. ft.)    59.52 %

Gross Floor Area (GFA) Calculation:
Main Dwelling Below-Grade Garage:       103 sq. ft.
Main Dwelling First Floor:    2,443 sq. ft.
Main Dwelling Second Floor:    1,896 sq. ft.
Accessory Storage Area:         38 sq. ft.

Subtotal:    4,480 sq. ft.

Total Floor Area (FAR):
Maximum Area: (7,897 sq. ft. x 0.57 FAR)    4,501 sq. ft.
Actual FAR: (4,480 sq. ft. / 7,897 sq. ft.)    56.73 %

Notes:
1. All existing, proposed, and future utilities to the site will be underground.
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Building Department Information:

Project Directory:
Owner:
George & Sandra Vardoulakis
956 Cordova Street
San Diego, California 92107
george.vardoulakis@gmail.com
sandra.vardoulakis@gmail.com

Project Architect:
christian rice architects, inc.
Christian Rice, AIA
CA Lic. # C-31139
1127 Loma Avenue
Coronado, California 92118
619.522.9040
cr@christianrice.com

Landscape Architect:
Fuerte Associates Land. Arch.
Gail E. Zerbe, ASLA
CA Lic. # 3344
2220 Otay Lakes Rd., Ste. 502 #748
Chula Vista, California 91915
858.910.3576
gail@fuerte-associates.com

Contractor:

Civil Engineer:
Kappa Surveying and Engr.
Bill Dick, PE, PLS
CA Lic. # 34563
8402 North Magnolia Ave., Ste. C
Santee, California 92071
619.449.2600
billd@kappainc.com

Structural Engineer:

Conditioned Area Demolished:          1,095 sq. ft.

Total Proposed Conditioned Area:
Total Basement Area:          1,321 sq. ft.
Total First Floor Area:          2,443 sq. ft.
Total Second Floor Area:          1,896 sq. ft.
Total Conditioned Area:          5,660 sq. ft.

Total Proposed Unconditioned Area:
Garage:           1,310 sq. ft.
Covered Front Porch:              153 sq. ft.
Covered Outdoor Living - First:              569 sq. ft.
Outdoor Storage Area:      38 sq. ft.
Covered Outdoor Living - Second:              482 sq. ft.
Roof Deck:              592 sq. ft.
Total Unconditioned Area:           3,144 sq. ft.

Symbols: Architectural Abbreviations:

General Notes:

ADJ. Adjacent
A.F.F. Above Finish Floor
ALUM. Aluminum
ALT. Alternate
ARCH. Architectural
AVG. Average

BD. Board
BDLG. Building
BLKG. Blocking
BM. Beam
BTWN. Between

CA.TV. Cable Television
CBC California Building Code
C.I.P. Cast-In-Place Concrete
C.J. Control Joint
CLG. Ceiling
CLR. Clear
C.M.U. Concrete Masonry Unit
COL. Column
CONC. Concrete
CONT. Continuous
CPT Carpet
C.T. Ceramic Tile
CTR. Center
C.W. Cold Water

D.F. Douglas Fir
DIA. Diameter
DIM. Dimension
D.L. Dead Load
DN Down
DW Dishwasher
DWG. Drawing
DWR. Drawer

EA. Each
E.I.F.S Exterior Insulation Finish 

System
E.J. Expansion Joint
ELEC. Electrical
ELEV. Elevation
E.O.S. Edge of Slab
EQ. Equal
EQUIP. Equipment
EXT. Exterior

F.C.U. Fan Coil Unit
F.D. Floor Drain
FDN. Foundation

P.C.F. Pounds Per Cubic Foot
PERF. Perforated
P.L.F. Pounds Per Linear Foot
PLY. Plywood
P.S.F. Pounds Per Square Foot
P.S.I. Pounds Per Square Inch
P.T. Pressure Treated

RAG Return Air Grille
REF. Reference
REFR. Refrigerator
REQ'D. Required
REV. Revision
RM. Room
R.O. Rough Opening

SECT. Section
S.F. Square Foot
SHWR. Shower
SIM. Similar
SPECS Specifications
SQ. Square
S.S. Stainless Steel
STD. Standard
STL. Steel
SUSP. Suspended
SYS. System

TEL. Telephone
THK. Thickness
T.O.C. Top Of Concrete
T.O.B. Top Of Beam
T.O.S. Top Of Slab
T.O.W. Top Of Wall
TYP. Typical

UBC Uniform Building Code
UC Undercounter
U.O.N. Unless Otherwise Noted

V.I.F. Verify In Field
VNR. Veneer
V.A. Vinyl Tile

W/ With
W.C. Water Closet
WD. Wood
W/D Washer/Dryer
W/O Without
WP. Waterproof
WT. Weight

F.E. Fire Extinguisher
F.F. Finish Floor
FLR. Floor
F.O. Face of
F.O.C Face of Concrete
F.O.M Face of Masonry
F.O.S Face of Stud
FP. Fireplace
FRMG. Framing
FRZR. Freezer
FT. Feet, Foot
FTG. Footing

G. Gas
GA. Gauge
GALV. Galvanized
G.C. General Contractor
G.F.I. Ground Fault Interrupter
GL. Glass

HDR. Header
HGR. Hanger
HORIZ. Horizontal
HT. Height
HTG. Heating
HVAC. Heating/Ventilating/Air-Conditioning
H.W. Hot Water

INCL. Included/Including
INFO. Information
INSUL. Insulation
INT. Interior

LAV. Lavatory
LB. (LBS.) Pound(s)
L.F. Linear Foot
L.L. Live Load

MAX. Maximum
MECH. Mechanical
MFR. Manufacturer
MICRO Microwave
MIN. Minimum
MISC. Miscellaneous
MTL. Metal

N/A Not Applicable
NO. Number
N.T.S. Not To Scale

O.C. On Center

2022 California Residential Code (CRC) and/or California Building Code (CBC) as applies
2022 California Green Building Standards Code (CGC or CalGreen)
2022 California Electrical Code (CEC)
2022 California Energy Code (CEC ES)
2022 California Mechanical Code (CMC)
2022 California Plumbing Code (CPC)
2022 California Fire Code (CFC)
2022 California Building Energy Efficiency Standards (CBEES)
2022 National Electrical Code (NEC)

Applicable Codes:

T1 Title Sheet

TS1 Topographic Survey

C-2 Grading Sheet

L-1.1 Landscape Concept Plan
L-2.1 Hydrozone Plan

A1 Plot Plan
A2 Basement Floor Plan
A3 First Floor Plan
A4 Second Floor Plan
A5 Roof Plan
A6 Building Elevations
A7 Building Elevations
A8 Building Sections

Drawing Index:

Deferred Submittals:
Note: Submittal documents for deferred submittal items shall be submitted to the 
registered design professional in responsible charge, who shall review them and forward 
them to the  building official with a notation indicating that the deferred submittal 
documents have been reviewed and that they have been found to be in general 
conformance with the design of the building. The deferred submittal items shall NOT be 
installed until their design and submittal documents have been approved by the building 
official.

1) Automatic Fire Sprinklers
2) Photovoltaic System 

revision date notes

1. All dimensions are to face of stud, concrete or masonry, unless otherwise noted on drawings.

2. Yard setbacks are to be measured from the exterior wall finish to the property line and not from the outside of the footing (or face of studs). The 
plans must be designed with the wall finish thickness (i.e. 7/8" stucco, etc.) added to the plans for setback requirements. The field inspector will 
add the planned wall finish thickness to the foundation setback. If the wall finish is to be changed after approval, the effect on meeting the 
setback requirement must be considered to get the change approved by the County of San Diego Building Department.

3. Contractor shall bring to the attention of the architect any conflict, discrepancy or ambiguity in the contract documents and shall not proceed 
with any of the work effected thereby until clarification is given by the architect.

4. Per City of San Diego Municipal Code Sections 12.0104, 43.010, 129.0104(a)(4), and 142.0220, permits are required to be inspected by City 
Inspection staff to ensure compliance with issued construction permit. This includes, but not limited to, Stormwater Compliance Inspection 
Requirements associated with each permit.

5. Contractor shall comply with all Occupational Safety and Health Administration (OSHA) requirements.

6. An encroachment permit shall be required for all work in the public right of way. Contact the County of San Diego Engineering Department for 
permit requirements.

7. If historic grid pattern of sidewalks is damaged during construction, the sidewalk shall be replaced in kind.

8. Tempered glass shall be permanently identified and visible when the unit is glazed.

9. All windows are to have labels attached by N.F.R.C. showing compliance with energy standards.

10. Penetrations of fire-resistive walls, floor-ceilings and roof-ceilings shall be protected as required in California Building Code (CBC).

11. City will void all designed structural lumber if ripped.

12. Only low volume drip or bubbler emitters shall be used to irrigate existing or proposed non-turf, outside landscaping.

13. The contractor responsible for the construction of the seismic-force-resisting system shall submit a written Statement of Responsibility to the 
building official prior to the commencement of work on the system.

14. Prior to final approval, Contractor will complete and sign the Green Building Standards Certification form to be filed with the building department 
official.

15. Newly constructed dwellings are subject to the requirements of California Residence Code (CRC) Section R327 regarding Aging-in-Place. The 
construction of the home shall comply with this standard where required, and in any additional areas where desired by the Owner.

327.1.1 Reinforcement for Grab Bars - At least one bathroom on the entry level shall be provided with reinforcement installed in
accordance with this section.
327.1.2 Electrical Receptacle Outlet, Switch and Control Heights - Electrical receptacle outlets, switches and controls intended to be
used by occupants shall be located no more than 48 inches measured from the top of the outlet box and less than 15 inches measured
from the bottom of the outlet box above the finish floor.
327.1.3 Interior Doors - At least one bathroom and one bedroom on the entry level shall provide a doorweay with a net clear opening of
not less than 32 inches, measured with the door positioned at an angle of 90 degress from the closed position.
327.1.4 Doorbell Buttons - Doorbell buttons or controls, when installed, shall not exceed 48 inches above exterior floor or landing,
measured from the top of the doorbell button assembly.
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(MODERATE WATER USE)

RIGHT-OF-WAY NOTES:

1. 1-24" BOX TREE REQUIRED PER 30' OF STREET FRONTAGE
62' STREET FRONTAGE
62 / 30' = 2 STREET TREES REQUIRED, 2 PROVIDED

RIGHT-OF-WAY NOTES:

1.  PER SDMC 142.0409 STREET TREE AND PUBLIC RIGHT-OF-WAY REQUIREMENTS, (B) ADDITIONAL
PUBLIC RIGHT-OF-WAY REGULATIONS, (2) "PLANT MATERIAL, OTHER THAN TREES, WITHIN THE
PUBLIC RIGHT-OF-WAY THAT IS LOCATED WITHIN VISIBILITY AREAS SHALL NOT EXCEED 36 INCHES
IN HEIGHT, MEASURED FROM THE TOP OF THE ADJACENT CURB."

MINIMUM TREE SEPARATION DISTANCE

IMPROVEMENT MINIMUM DISTANCE TO STREET TREE
TRAFFIC SIGNALS(STOP SIGNS) 20 FEET
UNDERGROUND UTILITY LINES 5 FEET (10 FEET FOR SEWER)
ABOVE GROUND UTILITY STRUCTURES 10 FEET
DRIVEWAY ENTRIES 10 FEET
INTERSECTIONS 25 FEET
(INTERSECTING CURB LINES OF TWO STREETS)

SMALL DECORATIVE TREE - 24" BOX 2
LOW WATER USE (0.1 - 0.3 ETO)
CERCIS OCCIDENTALIS / WESTERN REDBUD MULTI-TRUNK
LAGERSTROEMIA I. X FAURIEI 'ACOMA' / CRAPE MYRTLE
LAURUS X 'SARATOGA' / SARATOGA HYBRID LAUREL
PRUNUS CAROLINIANA / CAROLINA CHERRY LAUREL

LARGE SCREENING SHRUBS - SIZES: 32
25% @ 15 GAL., 50% @ 5 GAL, 25% @ 1 GAL.
LOW WATER USE (0.1 - 0.3 ETO)
LIGUSTRUM VULGARE 'SWIFT' / FIRST EDITIONS® STRAIGHT TALK® PRIVET
PITTOSPORUM T. 'SILVER SHEEN' / PITTOSPORUM
PRUNUS CAROLINIANA 'BRIGHT 'N TIGHT ' / CHERRY LAUREL
WESTRINGIA FRUTICOSA / COAST ROSEMARY

LARGE ACCENT SHRUBS - 15 GAL. 8
LOW WATER USE (0.1 - 0.3 ETO)
CHAMAEROPS HUMILIS / MEDITERRANEAN FAN PALM
CYCAS REVOLUTA / SAGO PALM
PHOENIX ROEBELENII / PYGMY DATE PALM MULTI-TRUNK
PHORMIUM TENAX 'RADIANCE' / NEW ZEALAND FLAX

MEDIUM HEDGE - 5 GAL. 18
LOW WATER USE (0.1 - 0.3 ETO)
LIGUSTRUM JAPONICUM 'TEXANUM' / TEXAS JAPANESE PRIVET
OLEA EUROPAEA `LITTLE OLLIE` TM / LITTLE OLLIE OLIVE
RHAPHIOLEPIS UMBELLATA `MINOR` / YEDDA HAWTHORN
ROSMARINUS O. `COLLINGWOOD INGRAM` / ROSEMARY
WESTRINGIA FRUTICOSA 'GREY BOX / COAST ROSEMARY

MEDIUM ACCENT SHRUB - 5 GAL. 6
LOW WATER USE (0.1 - 0.3 ETO)
GAURA LINDHEIMERI 'WHIRLING BUTTERFLIES' / GAURA
LAURUS NOBILIS 'LITTLE RAGU' / SWEET BAY
LOMANDRA CONFERTIFOLIA 'POM POM' / SHORTY MAT RUSH
PHORMIUM X 'GOLDEN RAY' / FLAX
POLYGALA FRUTICOSA 'PETITE BUTTERFLY' / SWEET PEA SHRUB
SALVIA LEUCANTHA 'SANTA BARBARA' / MEXICAN SAGE
SANSEVIERIA TRIFASCIATA / MOTHER IN LAW'S TONGUE

LOW MOUNDING SHRUB - 1 GAL. 27
LOW WATER USE (0.1 - 0.3 ETO)
BUXUS X 'GREEN GEM' / GREEN GEM BOXWOOD
CARISSA MACROCARPA `GREEN CARPET` / NATAL PLUM
OLEA EUROPAEA `LITTLE OLLIE` TM / LITTLE OLLIE OLIVE
PITTOSPORUM C. `COMPACTUM` / DWARF KARO
PITTOSPORUM T. 'WHEELER'S DWARF' / DWARF PITTOSPORUM
PITTOSPORUM TENUIFOLIUM 'GOLF BALL' / GOLF BALL TAWHIWHI
ROSMARINUS OFFICINALIS `PROSTRATUS` / DWARF ROSEMARY
WESTRINGIA F. `MUNDI` / LOW COAST ROSEMARY

LOW SHRUB - 1 GAL. 58
LOW WATER USE (0.1 - 0.3 ETO)
BUXUS MICROPHYLLA JAPONICA `MORRIS MIDGET` / MIDGET BOXWOOD
CRASSULA A. UNDULATIFOLIA 'RIPPLE JADE' / RIPPLE JADE
EUONYMUS JAPONICUS 'MICROPHYLLUS' / BOXLEAF EUNONYMUS
LAVANDULA D. `GOODWIN CREEK GRAY` / LAVENDER

GROUNDCOVER - FLATS OR 1 GAL. 189 SF
LOW WATER USE (0.1 - 0.3 ETO)
FESTUCA GLAUCA 'ELIJAH BLUE' / ELIJAH BLUE FESCUE
SANTOLINA CHAMAECYPARISSUS / LAVENDER COTTON
THYMUS VULGARIS / COMMON THYME
TRACHELOSPERMUM JASMINOIDES / STAR JASMINE TRELLIS

ARTIFICIAL TURF 1,034 SF
LOW WATER USE (0.1 - 0.3 ETO)
“TIGER TURF “ DIAMOND PRO FESCUE
FACE WEIGHT: 75 OUNCES▪PILE HEIGHT: 1.875 INCHES ▪TOTAL WEIGHT:
102 OZ PER SQUARE YARD

CONCEPT PLANT SCHEDULE

IRRIGATION NOTES:
1. IRRIGATION SYSTEMS ARE TO BE INSTALLED IN ACCORDANCE WITH THE CRITERIA AND

STANDARDS OF THE CITY OF SAN DIEGO LANDSCAPE ORDINANCE SECTION 142.0403 AND THE
CITY OF SAN DIEGO LAND DEVELOPMENT MANUAL LANDSCAPE STANDARDS.

2. IRRIGATION SYSTEM: COMBINATION OF LOW-WATER EMISSION SPRAY HEADS AND DRIP
IRRIGATION SYSTEM.

3. ALL REQUIRED PLANT MATERIAL SHALL BE IRRIGATED WITH A PERMANENT, BELOW-GRADE
IRRIGATION SYSTEM UNLESS SPECIFIED OTHERWISE IN THIS DIVISION.

4. ALL REQUIRED IRRIGATION SYSTEMS SHALL BE AUTOMATIC, ELECTRICALLY CONTROLLED,
AND DESIGNED TO PROVIDE WATER TO ALL REQUIRED PLANTINGS TO MAINTAIN THEM IN A
HEALTHY, DISEASE-RESISTANT CONDITION.

5. IRRIGATION SYSTEMS SHALL MEET THE FOLLOWING DESIGN REQUIREMENTS:

a. NO IRRIGATION RUN-OFF OR OVERSPRAY SHALL CROSS PROPERTY LINES OR PAVED
AREAS;

b. THE VELOCITY OF WATER FLOWING IN IRRIGATION SYSTEM PIPING OR SUPPLY PIPES
SHALL NOT EXCEED 5 FEET PER SECOND DOWNSTREAM OF THE WATER METER;

c. IRRIGATION SYSTEMS SHALL BE DESIGNED TO MINIMIZE SYSTEM MAINTENANCE
REQUIREMENT AFTER INSTALLATION. ABOVE-GROUND IRRIGATION SYSTEM EQUIPMENT
THAT IS EXPOSED TO POTENTIAL DAMAGE SHALL BE DESIGNED TO BE
DAMAGE-RESISTANT; AND

d. AN APPROVED RAIN SENSOR SHUT-OFF DEVICE IS REQUIRED FOR ALL SYSTEMS AND A
MOISTURE-SENSING DEVICE THAT REGULATES THE IRRIGATION SYSTEM FOR ALL LAWN
AREAS IS REQUIRED.

DESIGN STATEMENT
1. PLANTS SELECTED TO ENHANCE THE EXPERIENCE OF PEDESTRIANS AND OCCUPANTS, WITH

ACCENT AND SHADE TREES, FLOWERING AND SCREENING SHRUBS, AND PRESERVATION OF
OCEAN VISTAS, WHERE POSSIBLE.

2. PLANT SPECIES AND HYDROZONES DESIGNED TO BE UNDER THE MAXIMUM ALLOWABLE
WATER USAGE  STANDARD.

1.             ALL STREET TREES SHALL BE PROVIDED 40 SQ.FT. ROOT ZONE AND PLANTED IN AN AIR AND
WATER PERMEABLE LANDSCAPE AREA. THE MINIMUM DIMENSION (WIDTH) OF THIS AREA
SHALL BE 5 FEET. THIS MINIMUM DIMENSION AND ROOT ZONE AREA MAY BE REDUCED WITH
THE USE OF STRUCTURAL SOIL OR WHERE THE COMBINATION OF SOIL CONDITIONS, ROOT
ZONE AREA, ADJACENT IMPROVEMENTS, AND SELECTED TREE SPECIES CAN BE
DEMONSTRATED TO PROVIDE HEALTHY TREE GROWTH THAT WILL NOT DAMAGE THE
ADJACENT IMPROVEMENTS.

2.            NON-BIODEGRADABLE TREE ROOT BARRIERS SHALL BE INSTALLED WHERE TREES ARE PLACED 
WITHIN 5 FEET OF PUBLIC IMPROVEMENTS, INCLUDING WALKS, CURBS, OR STREET PAVEMENT 
OR WHERE NEW PUBLIC IMPROVEMENTS ARE PLACED ADJACENT TO EXISTING TREES. THE ROOT
 BARRIER WILL NOT WRAP AROUND ROOT BALL.

3.            MULCH: ALL REQUIRED PLANTING AREAS AND ALL EXPOSED SOIL AREAS WITHOUT
VEGETATION SHALL BE COVERED WITH MULCH TO A MINIMUM DEPTH OF 3 INCHES,
EXCLUDING SLOPES REQUIRING REVEGETATION PER SDMC 142.04111.

PLANTING NOTES: NOTES:
1. THE OWNER/PERMITTEE SHALL BE RESPONSIBLE FOR THE MAINTENANCE OF ALL LANDSCAPE

IMPROVEMENTS SHOWN ON THE APPROVED PLANS, INCLUDING IN THE RIGHT-OF-WAY, UNLESS
LONG-TERM MAINTENANCE OF SAID LANDSCAPING SHALL BE THE RESPONSIBILITY OF A
LANDSCAPE MAINTENANCE DISTRICT OR OTHER APPROVED ENTITY. ALL REQUIRED LANDSCAPE
SHALL BE MAINTAINED IN A DISEASE, WEED AND LITTER FREE CONDITION AT ALL TIMES
CONSISTENT WITH THE CITY OF SAN DIEGO LANDSCAPE REGULATIONS AND STANDARDS.

2. "SINGLE-DWELLING UNIT DEVELOPMENT IN A MULTI-DWELLING UNIT ZONE. NO STREET YARD OR
REMAINING YARD REQUIREMENTS. ALL LANDSCAPE SHOWN OUTSIDE OF THE RIGHT-OF-WAY
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1/8" = 1'-0"1
Plot Plan Lot Coverage:

Lot Coverages: 
Allowed: 50% (3,948.50 sq. ft.):
Structural Lot Coverage: (3,188 sq. ft. / 7,897 sq. ft.)    40.37 %

Landscape Lot Coverage (35% minumum):
Landscape: (3,001 sq. ft. / 7,897 sq. ft.)    38.00 %
Hardscape: (1,699 sq. ft. / 7,897 sq. ft.)    21.51 %
   Subtotal: (4,700 sq. ft. / 7,897 sq. ft.)    59.52 %

1/2" = 1'-0"2
Section Detail - Retaining Wall
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