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HEARING DATE:              DECEMBER 4, 2024 
 
SUBJECT: 9860 LA JOLLA FARMS ROAD - PROCESS THREE DECISION 
 
PROJECT NUMBER: PROJECT NO. PRJ-1055647 
 
OWNER/APPLICANT: DAVID GILBERT AND JAIME MELISSA GILBERT, TRUSTEES OF THE GILBERT 

FAMILY TRUST DATED JULY 30, 2008 AND AMENDED ON FEBRUARY 12, 2014. 
 
SUMMARY 
 
Issue:  Should the Hearing Officer approve a Coastal Development Permit and Site Development 
Permit to demolish an existing pool, including pool deck and jacuzzi, and construct a new, 712 
square foot (SF) Accessory Dwelling Unit (ADU) under the existing pool deck, with a new pool, jacuzzi, 
wine cellar and hallway to be constructed on the southwest portion of the site. In addition, minor 
renovations to the existing single dwelling-unit will include the demolition of existing walls, new 
windows, and replacement of the existing stairwell? 
 
Proposed Actions: 
 

1.  APPROVE Coastal Development Permit No. PMT-3187194 and Site Development 
Permit No. PMT-3187195. 

 
Fiscal Considerations:  All costs associated with the processing of the application are recovered 
through a fee paid for by the applicant. 
 
Community Planning Group Recommendation:  On July 6, 2023, the La Jolla Community Planning 
Association, voted 17-0, to recommend approval of the project without conditions (Attachment 13). 
 
Environmental Impact: A CEQA Guidelines Section 15162 consistency evaluation was conducted and 
determined the project would not require major revisions, result in new impacts, or changed 
circumstances that would require any new environmental documents, and that none of the three 
criteria listed under CEQA Guidelines Section 15162 has occurred. The project was previously 
evaluated through the Pike Residence Negative Declaration (ND) (92-0733), certified on October 11, 
1993, and adopted via Resolution R-9765 on January 5, 1994 (Attachment 6), and an Addendum to 
the Pike Residence ND (98-0005), certified on October 15, 1998, and adopted via Resolution D-873 
on November 18, 1998 (Attachment 7). The Addendum to the Pike Residence ND evaluated the 

https://aca-prod.accela.com/SANDIEGO/Cap/CapDetail.aspx?Module=DSD&TabName=DSD&capID1=REC22&capID2=00000&capID3=00OIQ&agencyCode=SANDIEGO&IsToShowInspection=
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construction of the 12,140 square-foot single family residence and garage on the same 0.80-acre 
vacant lot.  The 15162 consistency evaluation determined that the previously identified approved 
environmental document covers the action being proposed. 
 
BACKGROUND 
 
The 0.80-acre site is located at 9860 La Jolla Farms Road, also known as Assessor’s Parcel Number 
342-031-21-00, in the Residential Single-Unit (RS-1-2) Zone, Coastal Overlay (Appealable) Zone, 
Coastal Overlay Zone First Public Roadway, Parking Impact Overlay Zone, Transit Priority Area, 
Environmentally Sensitive Lands (Sensitive Biological Resources and Steep Hillsides), and First Public 
Roadway of the La Jolla Community Plan area. 
 
The site is located approximately 1,000 feet east of the Pacific Ocean, at 300 feet above sea level due 
to the coastal bluffs and steep hillsides that surround the project site to the west. The project is 
approximately 1.27 mile west of the interstate 5 freeway and 1.29 miles north of the Scripps Pier in 
La Jolla.  
 

 
Figure 1 
 
Project Site History 
 
Building records indicate two previous discretionary actions for the development of single dwelling 
units on the site. The second action, approved in 1998 describes the current single dwelling unit that 
is to be updated through the current discretionary application: 
 

1. Coastal Development Permit/Hillside Review Permit No. 92-0733 (approved January 5, 1994) 
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(Attachment 8). 
 

a. One, 15,710-square-foot, two-story, single-family residence with five garages to 
provide for nine spaces, other accessory uses, and landscaping. 
 

This project was never constructed. 
 

2. Coastal Development Permit/Hillside Review Permit No. 98-0005 (approved November 
18,1998) (Attachment 9). 
 

a. One, two-story single-family residence with an attached four-car garage to total 
approximately 12,140 square feet in gross floor area. 
 

This project was constructed in 2001. 
 
DISCUSSION 
 
Project Description:  
 
The project proposes to demolish an existing pool, including pool deck and jacuzzi, and construct a 
new, 712 square foot (SF) Accessory Dwelling Unit (ADU) under the existing pool deck, with a new 
pool, jacuzzi, wine cellar and hallway to be constructed on the southwest portion of the site. In 
addition, minor renovations to the existing single dwelling-unit will include the demolition of existing 
walls, new windows, and replacement of the existing stairwell.  
 
 

 
Figure 2 
 
The project meets the zoning requirements of the RS-1-2 zone. The purpose of the RS zones is to 
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provide appropriate regulations for the development of single dwelling units that accommodate a 
variety of lot sizes and residential dwelling types, and which promote neighborhood quality, 
character, and livability. It is intended that these zones provide for flexibility in development 
regulations that allow reasonable use of property while minimizing adverse impacts to adjacent 
properties. The RS-1-2 zone allows for a maximum density of one dwelling unit per lot, with one 
existing and an ADU not subject to density limitations proposed, the project site is in conformity with 
the density requirements. SDMC Section 141.0302(b)(2)(B), states that ADUs and JADUs are not 
subject to the density limitations for the premises. The project conforms to the San Diego Municipal 
Code (SDMC) regulations for Floor Area Ratio (FAR), at 41%, where 45% is the maximum. The 
proposed development meets the requirements for setbacks, at 25 for the front, where 25 feet is 
the minimum, 8 feet at the sides, where 8 feet is the minimum, and 33 at the rear, where 33 feet is 
required, which is 10% of the Lot Depth. Lastly, the project meets the regulations for height at 27 
feet, where 30 feet is allowed. 
 
The project is in conformity with Article 2, Public Access, and Article 3, Recreation within Chapter 3 of 
the California Coastal Act, Public Resources Code sections 30210-30224. The proposed development 
will occur within existing landscaped and hardscaped areas, which are currently maintained outside 
of identified Environmentally Sensitive Lands (ESL) steep hillsides and sensitive biological resource 
areas. The proposed project has been designed to remain in compliance with all MSCP and City of 
San Diego MSCP Subarea Plan conservation goals and guidelines. 
  
Environmental Considerations:  
 
The project was previously evaluated through the Pike Residence Negative Declaration (ND) (92-
0733), certified on October 11, 1993, and adopted via Resolution R-9765 on January 5, 1994 
(Attachment 6), and an Addendum to the Pike Residence ND (98-0005), certified on October 15, 
1998, and adopted via Resolution D-873 on November 18, 1998 (Attachment 7). The Addendum to 
the Pike Residence ND evaluated the construction of the 12,140 square-foot single family residence 
and garage on the same 0.80-acre vacant lot as the previously evaluated Pike Residence. Both the 
Pike Residence ND as well as the Alleyne Residence Addendum ND concluded that there would be 
no significant environmental impacts with the proposed projects and no mitigation measures were 
required. 
 
As stated, the project site contains ESL in the form of steep hillsides on the western edge of the 
property. According to the Biology Report, the steep hillsides contain sensitive habitat, including 
Diegan Coastal Sage Scrub. The current condition of the project site illustrates (Figure 3) the 
sensitive habitat in relation to the single dwelling unit. 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division03.pdf#page=2
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Figure 3 
 
The current environmental analysis for the proposed project was conducted through a CEQA 
Guidelines Section 15162-consistency evaluation of the previously adopted Pike Residence ND (92-
0733) and the Alleyne Residence Addendum ND (98-0005). The consistency evaluation concluded, 
that based on the previous analysis and information, there is no evidence that the current project 
would require a substantial change to the Alleyne Residence Addendum ND. The current project 
would not create any new significant impact, nor would a substantial increase in the severity of 
impacts from that described in the ND result. 
 
The Biology Report (Attachment 8) for the project also states that the proposed development would 
have, “no direct permanent impacts to ESL resources (Diegan coastal sage scrub).” The proposed 
pool and terrace will not encroach upon, or have any direct impact on the sensitive habitat as 
illustrated on the project plans (Figure 4): 
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Figure 4 
 
Brush Management Considerations: 
 
Brush management is required in all base zones on publicly or privately owned premises that are 
within 100 feet of a structure and contain native or naturalized vegetation. 
 
Where brush management is required, a comprehensive program shall be implemented that 
reduces fire hazards around structures by providing an effective fire break between all structures 
and contiguous areas of native or naturalized vegetation. This fire break shall consist of two distinct 
brush management areas called “Zone One” and “Zone Two”. 
 
Zone One and Zone Two are broken down within the SDMC as follows: 
 

 
 
The SDMC allows for reductions in the brush management zones pursuant to SDMC Section 
142.0412(f), which states: 
 
The Zone Two width may be decreased by 1 ½ feet for each 1 foot of increase in Zone One width, however, 
within the Coastal Overlay Zone, a maximum reduction of 30 feet of Zone Two width is permitted. 
 
Using the formula provided in Table 142-04H, an increase in Zone One will decrease Zone Two 
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proportionately. The extreme of this ratio would be to increase Zone One to 80 feet which would 
correlate to zero feet of Zone Two. This ratio works well with the project site as it pertains to the ESL, 
as seen on the proposed Brush Management plan (Figure 5): 
 

 
Figure 5 

 
However, SDMC Section 142.0412(f) also states that a project within the Coastal Overlay Zone, which 
the proposed project is within, is only permitted a maximum reduction of 30 feet of Zone Two width, 
which would disqualify the proposed increase of Zone One to 80 feet and the elimination of Zone 
Two. 
 
The conflict for the proposed project Brush Management Plan is resolved through SDMC Section 
142.0412(c), which states: 
 
The width of Zone One and Zone Two shall not exceed 100 feet and shall meet the width requirements in 
Table 142-04H unless modified based on existing conditions pursuant to Section 142.0412(i). 
 
SDMC Section 142.0412(i) states: 
 
An applicant may request approval of alternative compliance for brush management if all of the following 
conditions exist: 
 

(1) The proposed alternative compliance provides sufficient defensible space between all structures 
on the premises and contiguous areas of native or naturalized vegetation as demonstrated to the 
satisfaction of the Fire Chief based on documentation that addresses the topography of the site, 
existing and potential fuel load, and other characteristics related to fire protection and the context 
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of the proposed development. 
 

a. Staff concluded that the proposed 80’ of Zone 1 is a complete brush management 
program. Per Table 142-04H 100’ feet of combined zones (35’ Zone 1 + 65’ Zone 2) is 
a complete brush management area.  Additionally, zones established per 
§142.0412(f) with the expanded Zone 1 & corresponding Zone 2 are also considered 
a complete brush management program. 
 
The project is utilizing §142.0412(f) to expand Zone 1 to 80’ resulting in a 
corresponding Zone 2 of 0’.  As the 80’ Zone 1 area is a complete brush management 
program per code, it meets §142.0412(i)(1) for providing sufficient defensible space. 

 
(2) The proposed alternative compliance minimizes impacts to undisturbed native or naturalized 

vegetation where possible while still meeting the purpose and intent of Section 142.0412 to reduce 
fire hazards around structures and provide an effective fire break.  
 

a. The proposed 80’ of Zone 1 does not expand into any existing ESL. 
 

(3) The proposed alternative compliance is not detrimental to the public health, safety, and welfare of 
persons residing or working in the area. 
 

a. Staff concluded there is no indication that the expanded Zone 1 area located on site 
is detrimental to the public health, safety, and welfare of persons residing or working 
in the area. 

 
As the proposed project meets the conditions for alternative compliance as stated in SDMC Section 
142.0412(i); and the Brush Management Plan is requesting modifications pursuant to SDMC Section, 
142.0412(c), which allows for modifications of Zone width requirements; which can be reduced 
according to SDMC, Section 142.0412(f); than the proposed Brush Management Plan, with an 80-foot 
Zone One buffer, and zero Zone Two, is in compliance with the Landscape Regulations as written in 
the SDMC. 

 
Permits Required  
 
• A Coastal Development Permit (CDP) per SDMC 126.0704(a)(2) for improvements to 

any structure that would result in an increase of 10 percent or more of interior floor 
area or an additional improvement of 10 percent or less where an improvement to 
the structure had previously been exempted or an increase in building height by 
more than 10 percent where the structure is located between the sea and first public 
roadway paralleling the sea or within 300 feet of the inland extent of any beach or of 
the mean high tide line where there is no beach, whichever is the greater distance; 
and 
 

• A CDP per SDMC 126.0704(a)(7) for any significant non-attached structures such as 
garages, fences, shoreline protective works or docks on property located between 
the sea and the first public road paralleling the sea or within 300 feet of the inland 

https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf#page=2
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf#page=3
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extent of any beach or of the mean high tide of the sea where there is no beach, 
whichever is the greater distance. 

 
• A CDP per SDMC 126.0704(a)(9) for an Accessory Dwelling Units and Junior Accessory 

Dwelling Units that are not completely contained in the existing primary structure or 
include increases in habitable area or include conversion of non-habitable space. 
Such ADUs and JADUs are considered self-contained residential units within new 
construction and are therefore ineligible for an exemption. 

 
• A Site Development Permit per SDMC 126.0502(a)(1)(B) for single dwelling unit 

development that involves development on lots greater than 15,000 square feet 
containing sensitive biological resources (name) or steep hillsides – as described in 
Section 143.0110. 

 
When there are more than one permit, map, or other approval type for a single development, the 
applications shall be consolidated for processing and shall be reviewed by a single decision maker at 
the highest level of authority for the development per SDMC 112.0103(a)(1). 
 
Community Plan Analysis: 
 
Figure 1 of the La Jolla Community Plan and Local Coastal Program Land Use Plan (Community Plan) 
identifies the project within the Very Low-Density Residential area, with 0-5 dwelling units per acre 
allowed. The project site is 0.80-acres, which would equate to four units allowed. With one existing 
and none proposed, the project is in conformity with the Community Plan density regulations.  
 
The Community Plan identifies several General Community Goals (pg. 5). The proposed 
development meets these goals, with two specific to the project: 
 

(1) Maintain La Jolla as a primarily residential and recreational oriented community by protecting its 
residential areas and historic resources, maintaining its public recreational areas, and enhancing 
its commercial districts.  
  
 The proposed development will protect the residential area by meeting the design 

requirements of the RS-1-2 zone and maintain public access to recreational areas as 
identified below: 

 
o Appendix G, Figure A of the Community Plan identifies the specific locations of each 

public access point within the vicinity of the project location.  
 

 Torrey Pines City Park. A 12.39-acre portion of the park within the La Jolla Farms 
area contains the mouth of Box Canyon. Several trails feed into Box Canyon, a 
unique, remote beach area, from public and private parcels on La Jolla Farms 
Road.  

 
o Torrey Pines City Park is approximately 0.37 miles north of the project site. 

The trails leading down Box Canyon originate from Salk Institute Road (0.1 

https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf#page=3
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division05.pdf
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mile north) and La Jolla Farms Road, as stated. The trail entrance on La Jolla 
Farms Road is approximately 150 feet north of the project site and will not be 
affected by the proposed development. 
 

 The northwestern-most lot of the La Jolla Farms subdivision provides the 
entrance of a beach access trail which winds through Box Canyon to the only 
portion of Torrey Pines Beach still within City ownership. The lot has been 
developed and some on street parking is available. 

 
o The beach access trail entrance is approximately 150 feet north of the project 

site and will not be affected by the proposed development. 
 

 
 

(2) Conserve and enhance the natural amenities of the community such as its views from identified 
public vantage points, (as identified in Figure 9), open space, hillsides, canyons, ocean, beaches, 
water quality, bluffs, wildlife, and natural vegetation, and achieve a desirable relationship 
between the natural and developed components of the community. 
 
 The project site is designed to have no impact on the hillsides, coastal bluffs, open space, 

or natural landforms. The project meets the Community Plan guidelines for vantage 
points as identified below. 

 
 Figure 9 of the Community Plan identifies several Public Vantage Points in the vicinity 

of the project site. The proposed project will enhance and protect the listed 
resources specifically stated as: 
 

o View Cone - Figure 9 identifies one view cone within the vicinity of the 
project. Located approximately 0.83 mile south of the project site, the view 
cone is oriented north, south, and west towards the Pacific Ocean. The view 
cone follows the lines of the Coastal Bluffs which orient north to south. With 
the project site located approximately 1000 feet east of the Pacific Ocean, the 
proposed development will not interfere with the view cone. 
 

o View Corridor – The nearest view corridor designated in Figure 9 of the 
Community Plan is located approximately 1.47 miles south of the project site. 
The view corridor is defined as an unobstructed framed view down a public 
right-of-way. The public-right of-way is identified as El Paseo Grande after it 
turns east, orienting the framed view west towards the Pacific Ocean. This 
view is obstructed to the north and south. As such, the project site is not 
visible within the view corridor. 

 
o Viewshed – Figure 6 defines a viewshed as being, “usually from high 

elevations looking down over large areas.” There are two viewsheds within 
the project’s vicinity. One viewshed to the north is identified as Torrey Pines 



 
 
 
 

Page 11 of 16 
 

City Park, and one viewshed to the south is identified as the Scripps Nature 
Reserve.  

 
o Torrey Pines City Park - Torrey Pines City Park is approximately 0.37 

mile north of the project site. The viewsheds identified are oriented 
from east to west towards the Pacific Ocean, including views towards 
the north and south as it pertains to following the coastal bluffs along 
the shoreline. The project site sits directly south of the viewsheds and 
approximately 1,000 feet east of the shoreline. As such, no viewshed 
would be interfered with from the proposed development. 
 

o Scripps Nature Reserve - Scripps Nature Reserve is approximately 
0.41 mile south of the project site. The viewsheds identified are 
oriented from east to west towards the Pacific Ocean, including views 
towards the north and south as it pertains to following the coastal 
bluffs along the shoreline. The project site sits directly south of the 
viewsheds and approximately 1,000 feet east of the shoreline. As 
such, no viewshed would be interfered with from the proposed 
development. 

 
o Intermittent or Partial Vista – An intermittent or partial vista is identified 

along La Jolla Farms Road, immediately to the east of the project site. The 
vistas are maintained through openings in the existing residential 
developments. The orientation of the vistas is from east to west and north to 
south towards the Pacific Ocean. With the proposed development of a 
subterranean ADU under the existing pool deck and the addition of a pool on 
the southeast portion of the property, no existing site lines would be affected 
as no vertical development is being proposed. The proposed improvements 
to the existing building would be on the west side of the building which 
would be encompassed within the current building envelope and not 
interfere with any vistas oriented from east to west or north and south.  
 

o Roads from which Coastal Body of Water Can Be Seen – The nearest road 
identified in the Community Plan (Figure 9) is La Jolla Shores Drive, where it 
meets Horizon way. This view is blocked by residential development to the 
north and primarily orients to the southwest. The project site is 
approximately .91 miles to the north of the road and would not interfere with 
any of the bodies of water which could be seen from La Jolla Shores Drive. 

 
A second road which is identified in Figure 9 is where La Jolla Shores Drive 
meets La Jolla Shores Lane. This vista has a much more open perspective of 
the Pacific Ocean, with views to the west and south. Views to the north are 
blocked by steep hillsides and the University of California San Diego. The 
project site is approximately 0.96 mile to the north of the road and would not 
interfere with any of the bodies of water which could be seen. 
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o Scenic Overlook – A scenic outlook is defined as a view over private property 
from a public right-of-way. Figure 9 identifies a scenic outlook immediately to 
the north and east of the project site from La Jolla Farms Road, where it turns 
into Blackgold Road, looking west towards the Pacific Ocean. The scenic 
outlook provides intermittent views primarily through the established 
residential side yard setbacks separating the properties along the road. With 
the proposed development of a subterranean ADU under the existing pool 
deck and the addition of a pool on the southwest portion of the property, no 
existing site lines would be affected as no vertical development is being 
proposed. The proposed improvements to the existing building would be on 
the west side of the building which would be encompassed within the 
current building envelope and not interfere with any side yard setbacks 
providing the east to west overlooks.  

 
 
The Community Plan identifies several goals to preserve Natural Resources and Open Space. By 
preserving existing ESL, the proposed project conforms to these goals, specifically to the following: 

 
• Preserve the natural amenities of La Jolla such as its open space, hillsides, canyons, bluffs, 

parks, beaches, tidepools and coastal waters. 
 

o The project design avoids impacts to the natural landforms. 
 

• Maintain the identified public views to and from these amenities in order to achieve a 
beneficial relationship between the natural or unimproved and developed areas of the 
community. 

 
o The project design maintains current views and will not impact identified public views. 

 
• Preserve all designated open space and habitat linkages within La Jolla such as the slopes of 

Mount Soledad and the sensitive ravines of Pottery Canyon. 
 

o The project design avoids impacts to the natural landforms and will preserve open space 
and habitat linkages. 

 
• Protect the environmentally sensitive resources of La Jolla’s open areas including its coastal 

bluffs, sensitive steep hillside slopes, canyons, native plant life and wildlife habitat linkages. 
 

o The project design protects the ESL by adherence to the ESL regulations and avoiding 
ESL areas. 

 
Lastly, the proposed project is helping the Community Plan meet the stated goals by incorporating 
some of the Plan Recommendations (pg. 44), specifically the Open Space Preservation and Natural 
Resource Protections and Visual Resources as identified: 
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 Limit encroachment of new development in sensitive resource areas by implementing the 
Environmentally Sensitive Lands regulations of the Land Development Code. 

 
o The project design protects the ESL by adherence to the ESL regulations and avoiding 

ESL areas. 
 

 Implement the City of San Diego’s MSCP Subarea Plan which ensures a system of viable 
habitat linkages between the existing open space areas to the canyons and hillsides 
throughout La Jolla’s open space system. 

 
o The project does not encroach into, or impact ESL and ESL regulations were applied. By 

not impacting ESL, the project preserves the MSCP and supports the Subarea Plan. 
 

 Protect public views to and along the shoreline as well as to all designated open space areas 
and scenic resources from public vantage points as identified in Figure 9 and Appendix G. 
 
o See above for public vantage points identified in Figure 9. Appendix G identifies existing 

or potential shoreline access site within La Jolla, specifically in Subarea A (La Jolla Farms). 
The areas identified are: 

 Torrey Pines City Park. A 12.39-acre portion of the park within the La Jolla Farms area 
contains the mouth of Box Canyon. Several trails feed into Box Canyon, a unique, 
remote beach area, from public and private parcels on La Jolla Farms Road.  

 
o Torrey Pines City Park is approximately 0.37 miles north of the project site. The 

trails leading down Box Canyon originate from Salk Institute Road (0.1 mile 
north) and La Jolla Farms Road, as stated. The trail entrance on La Jolla Farms 
Road is approximately 150 feet north of the project site and will not be affected 
by the proposed development. 

 
 The northwestern-most lot of the La Jolla Farms subdivision provides the entrance of 

a beach access trail which winds through Box Canyon to the only portion of Torrey 
Pines Beach still within City ownership. The lot has been developed and some on 
street parking is available. 

 
o The beach access trail entrance is approximately 150 feet north of the project 

site and will not be affected by the proposed development. 

 Implement the regulation of the building envelope to preserve public views through the 
height, setback, landscaping, and fence transparency regulation of the Land Development 
Code that limit the building profile and maximize view opportunities. 

 
o The project design does not change the building envelope and will preserve the current 

building profile. 
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 Where existing streets serve as public vantage points, as identified in Figure 9 and Appendix 
G including, but not limited to, view corridors and scenic overlooks and their associated 
viewsheds, set back and terrace development on corner lots and/or away from the street in 
order to preserve and enhance the public view provided from the public vantage point to 
and along the ocean. 

 
o See above for public vantage points and access identified in Figure 9 and Appendix G. 

The proposed development will be contained entirely within the existing building 
footprint and there will be no impacts to existing views. 
 

 Where new development is proposed on property that lies between the shoreline and the 
first public roadway, preserve, enhance, or restore existing or potential view corridors within 
the yards and setbacks by adhering to setback regulations that cumulatively, with the 
adjacent property, form functional view corridors and prevent an appearance of the public 
right-of-way being walled off from the ocean. 

 
o See above for public vantage points and access identified in Figure 9 and Appendix G. 

The proposed development will be contained entirely within the existing building 
footprint and there will be no impacts to existing views. 

 
Project-Related Issues:  
 
The project is located in the Coastal Overlay-Appealable Zone. As such, the project proposal and 
accompanying development plans were distributed to the San Diego division of the California 
Coastal Commission. Upon review, Coastal Commission staff provided comments, which were 
addressed through the Development Services Department review. One comment, as it relates to 
sensitive habitat, was not addressed due to differing requirements for the two jurisdictional bodies, 
as stated: 
 
California Coastal Commission Staff (6/17/2024) 
 
The submitted biological survey material identified substantial segments of environmentally sensitive 
habitat area (ESHA) on the western portion of the property. In line with the Commission’s past comments 
on this project, ESHA should be afforded a 100-foot buffer area (distinct from brush management areas) 
to protect it and the wildlife utilizing it from adverse impacts from encroachment and indirect impacts 
from noise and lighting. The latest plan sheet shows the western pool area and patio located immediately 
adjacent to the ESHA area. The project should reconfigure the pool and spa to pull it back landward away 
from the ESHA. 
 
City Staff’s Response 
The SDMC regulates sensitive habitat through Chapter 14, Article 3, Division 1, Environmentally 
Sensitive Land Regulations. These regulations provide comprehensive requirements for 
development where sensitive lands exist. The project site was found to be within a steep hillside 
system as well as having sensitive biological resources (Diegan coastal sage scrub). The proposed 
project was reviewed under the regulations for both Steep Hillsides and Sensitive Biological 
Resources and found to be in compliance with the requirements. 
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The SDMC Environmentally Sensitive Land Regulations do not have specific requirements for buffers 
as it relates to sensitive biological resources, other than wetlands, as defined in SDMC Section 
143.0141(b)(5). However, SDMC Section 143.0141(a)(1) states: 
 
All development occurring in sensitive biological resources is subject to a site-specific impact analysis 
conducted by a qualified Biologist, in accordance with the Biology Guidelines in the Land Development 
Manual. 
 
As previously noted, the project’s Biology Technical Report (BTR), dated April 22, 2024, and revised 
August 7, 2024 states the following as it relates to the sensitive biological resource in question: 
 

• No permanent impacts to ESL resources would occur as a result of project implementation. 
 
Furthermore, in a letter addressed to the California Coastal Commission, dated June 22, 2024, the 
qualified Biologist states: 
 

• ….. as referenced in the biological report, no Diegan coastal sage scrub, lemonadeberry 
scrub, or coastal bluff scrub will be directly impacted. The current property currently 
possesses hardscaping and landscaping to the edge of this vegetation community. 
 

• The proposed project was analyzed to be consistent with the ESL and Environmentally 
Sensitive Habitat Areas (ESHA) requirements of a similar project approved by the CCC and 
City of San Diego in 2021, Project No. 643954, B-West Residence, 9872 La Jolla Farms Road, 
San Diego, California (2021 Project). Similar with the 2021 project, the proposed action would 
occur adjacent to an ESL and ESHA and incorporate construction and post-construction 
avoidance measures to ensure indirect impacts do not result from project approval and 
implementation. Also, both project impact areas are not located adjacent to a Multi-Habitat 
Planning Area (MHPA). 

 
The proposed project meets the guidelines and requirements of the SDMC as it relates to ESL. 
Therefore, staff recommends the project be approved as submitted. 
 
ALTERNATIVES 
 
1. Approve Coastal Development Permit No. PMT-3187194 and Site Development Permit No. 

PMT-3187195, if the findings required to approve the project can be made. 
 
2. Deny Coastal Development Permit No. PMT-3187194 and Site Development Permit No. PMT-

3187195, if the findings required to approve the project cannot be made. 
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Respectfully submitted, 
 
 
 

__ _________  
Robin MacCartee  
Development Project Manager  
Development Services Department   
 
 
 
 
 
Attachments:  
 
1. Aerial Photographs  
2. Community Plan Land Use Map  
3. Draft Permit with Conditions 
4. Draft Permit Resolution with Findings 
5. California Environmental Quality Act (CEQA) Guidelines Section 15162 Evaluation 
6. Pike Residence Negative Declaration (ND) (92-0733), certified on October 11, 1993, adopted 

via Resolution R-9765 on January 5, 1994. 
7. Addendum to the Pike Residence ND (98-0005), certified on October 15, 1998, adopted via 

Resolution D-873 on November 18, 1998 
8. Coastal Development Permit/Hillside Review Permit No. 92-0733 (approved January 5, 1994). 
9. Coastal Development Permit/Hillside Review Permit No. 98-0005 (approved November 18, 

1998). 
10. Biological Resources Technical Report (BTR) issued April 22, 2024, and revised August 7, 

2024. 
11. Letter addressed to the California Coastal Commission, dated June 22, 2024 
12. Geotechnical Report Addendum prepared March 5, 2024 
13. Community Plan Recommendation, IB-620 
14. Project Plans 
15. Ownership Disclosure Statement 
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RECORDING REQUESTED BY 

CITY OF SAN DIEGO 
DEVELOPMENT SERVICES  

PERMIT INTAKE, MAIL STATION 
501 

 
WHEN RECORDED MAIL TO 

PROJECT MANAGEMENT 
PERMIT CLERK 

MAIL STATION 501 
 

 
 
 
 
 
 
 
 
 
 

INTERNAL ORDER NUMBER: 24009208 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

COASTAL DEVELOPMENT PERMIT NO. PMT-3187194 
SITE DEVELOPMENT PERMIT NO. PMT-3187195 

9860 LA JOLLA FARMS ROAD PROJECT NO. PRJ-1055647 
 
 

This Coastal Development Permit No. PMT-3187194, and Site Development Permit No. PMT-3187195 
is granted by the Hearing Officer of the City of San Diego to David Gilbert and Jaime Melissa Gilbert, 
as Trustees of the Gilbert Family Trust dated July 30, 2008, and Amended on February 12, 2014, 
Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] section 126.0708, and section 
126.0505 respectively. The 0.80-acre site is located at 9860 La Jolla Farms Road, also known as 
Assessor’s Parcel Number 342-031-21-00, in the Residential Single-Unit (RS-1-2) zone, Coastal 
Overlay (Appealable) Zone, Coastal Overlay Zone First Public Roadway, Parking Impact Overlay Zone, 
Transit Priority Area, and Environmentally Sensitive Lands (Sensitive Biological Resources and Steep 
Hillsides), of the La Jolla Community Plan area. The project site is legally described as:  
 
PARCEL 1 AS SHOWN ON PARCEL MAP NO. 16819, IN THE CITY OF SAN DIEGO, COUNTY OF SAN 
DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF FILED APRIL 3, 1992, AS FILE NO. 192-
0192733 OF OFFICIAL RECORDS. 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to demolish an existing pool to construct an Accessory Dwelling Unit (ADU), pool , 
and minor renovations to the existing single dwelling-unit as described and identified by size, 
dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated December 4, 
2024, on file in the Development Services Department. 

 
The project shall include: 
 

a. Demolish existing pool, including pool deck and jacuzzi;  
 

b. Construct new, 712 square-foot (SF) ADU;  
 

c. Construct new pool,  jacuzzi, wine cellar and hallway on southwest portion of site;  
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d. Minor renovations to existing single dwelling unit, including the demolition of existing 
walls, new windows, and replacement of the existing stairwell; and 

 
e. Public and private accessory improvements determined by the Development Services 

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

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36-month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by December 18, 2027. 
 
2. This Coastal Development Permit shall become effective on the eleventh working day following 
receipt by the California Coastal Commission of the Notice of Final Action or following all appeals. 
 
3. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 
 

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

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

 
4. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
 
5. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 
 
6. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
7. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
1531 et seq.). 
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8. The Owner/Permittee shall secure all necessary building permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  
 
9. Construction plans shall be in substantial conformity to Exhibit “A.”  Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted.  
 
10. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit.  The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit.  
 
If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found 
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this 
Permit shall be void.  However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" condition(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s).  Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 
 
11. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision.  The City will 
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees.  The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and 
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  
 
CLIMATE ACTION PLAN REQUIREMENTS:  
 
12. Owner/Permittee shall comply with the Climate Action Plan (CAP) Consistency Checklist 
stamped as Exhibit "A." Prior to issuance of any construction permit, all CAP strategies shall be noted 
within the first three (3) sheets of the construction plans under the heading “Climate Action Plan 
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Requirements” and shall be enforced and implemented to the satisfaction of the Development 
Services Department. 
 
ENGINEERING REQUIREMENTS: 
 
13. Prior to the issuance of any construction permit the Owner/Permittee shall submit a Water 
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines in Part 
2 Construction BMP Standards Chapter 4 of the City’s Storm Water Standards. 
 
14. Prior to the issuance of any building permit the Owner/Permittee shall obtain an 
Encroachment Maintenance and Removal Agreement (EMRA), from the City Engineer, for the 
landscape/irrigation, mailbox, and non-standard driveway in La Jolla Farms Road right-of-way. 

 
15. Prior to the issuance of any building permits, the Owner/Permittee shall obtain a bonded 
grading permit for the grading proposed for this project. All grading shall conform to the 
requirements of the City of San Diego Municipal Code in a manner satisfactory to the City Engineer. 
 
BRUSH MANAGEMENT PROGRAM REQUIREMENTS: 
 
16. The Brush Management Program shall consist of a modified Zone One of 80 feet in width with 
no Zone Two required, extending out from the structure towards the native/naturalized vegetation, 
consistent with §142.0412, and utilizing alternative compliance measures set forth under 
§142.0412(i) for the expanded Zone One area. 
 
17. Prior to issuance of any construction permit for grading, landscape construction documents 
required for the engineering permit shall be submitted showing the brush management zones on 
the property in substantial conformance with Exhibit “A.” 

 
18. Prior to issuance of any construction permit for building, a complete Brush Management 
Program shall be submitted for approval to the Development Services Department and shall be in 
substantial conformance with Exhibit “A” on file in the Development Services Department. The Brush 
Management Program shall comply with the City of San Diego’s Landscape Regulations and the 
Landscape Standards. 

 
19. Within Zone One, combustible accessory structures (including, but not limited to decks, 
trellises, gazebos, etc.) shall not be permitted while accessory structures of non-combustible, one-
hour fire-rated, and/or Type IV heavy timber construction may be approved within the designated 
Zone One area subject to Fire Marshal's approval. 

 
20. The Brush Management Program shall be maintained at all times in accordance with the City 
of San Diego’s Landscape Standards. 
 
PLANNING/DESIGN REQUIREMENTS: 

 
21. The automobile, motorcycle and bicycle parking spaces must be constructed in accordance 
with the requirements of the SDMC. All on-site parking stalls and aisle widths shall be in compliance 
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with requirements of the City's Land Development Code and shall not be converted and/or utilized 
for any other purpose, unless otherwise authorized in writing by the appropriate City decision 
maker in accordance with the SDMC. 
22. A topographical survey conforming to the provisions of the SDMC may be required if it is 
determined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Permit or a regulation of the underlying zone.  The cost of any 
such survey shall be borne by the Owner/Permittee. 
 
23. All private outdoor lighting shall be shaded and adjusted to fall on the same premises where 
such lights are located and in accordance with the applicable regulations in the SDMC. 
 
PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:  
  
24. Prior to the issuance of any building permits, if it is determined during the building permit 
review process the existing water and sewer service will not be adequate to serve the proposed 
project, the Owner/Permittee shall, assure by permit and bond, the design and construction of new 
water and sewer service(s) outside of any driveway or drive aisle and the abandonment of any 
existing unused water and sewer services within the right-of-way adjacent to the project site, in a 
manner satisfactory to the Public Utilities Director and the City Engineer. 
 
25. Prior to the issuance of any building permit Owner/Permittee shall install appropriate private 
back flow prevention device(s), on each water service (domestic, fire and irrigation), in a manner 
satisfactory to the Public Utilities Director and the City Engineer. BFPDs shall be located above 
ground on private property, in line with the service and immediately adjacent to the right-of-way. 

 
26. All proposed private water and sewer facilities are to be designed to meet the requirements of 
the California Uniform Plumbing Code and will be reviewed as part of the building permit plan 
check. 

 
27. No trees or shrubs exceeding three feet in height at maturity shall be installed within ten feet 
of any sewer facilities and five feet of any water facilities. 
 
INFORMATION ONLY: 
 

• The issuance of this discretionary permit alone does not allow the immediate commencement 
or continued operation of the proposed use on site. Any operation allowed by this 
discretionary permit may only begin or recommence after all conditions listed on this permit 
are fully completed and all required ministerial permits have been issued and received final 
inspection. 
 

• Any party on whom fees, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 66020. 

 
• This development may be subject to impact fees at the time of construction permit issuance. 
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APPROVED by the Hearing Officer of the City of San Diego on December 4, 2024, and HO- 24-055 .  
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COASTAL DEVELOPMENT PERMIT NO. PMT-3187194 
SITE DEVELOPMENT PERMIT NO. PMT-3187195 

Date of Approval: December 4, 2024 
 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Robin MacCartee 
Development Project Manager 
 
 
NOTE:  Notary acknowledgment 
must be attached per Civil Code 
section 1189 et seq. 
 
 
The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 
 
 
 

David Gilbert and Jaime Melissa Gilbert 
Trustees of the Gilbert Family Trust 

       Owner/Permittee  
 
 
 
       By _________________________________ 

DAVID GILBERT 
TRUSTEE 

 
 
 
       By _________________________________ 

JAIME MELISSA GILBERT  
TRUSTEE 

 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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HEARING OFFICER RESOLUTION NO.  HO- 24-055 
COASTAL DEVELOPMENT PERMIT NO. PMT-3187194 

SITE DEVELOPMENT PERMIT NO. PMT-3187195 
9860 LA JOLLA FARMS ROAD - PROJECT NO. PRJ-1055647 

 
 
 

WHEREAS, David Gilbert and Jaime Melissa Gilbert, as Trustees of the Gilbert Family Trust 

dated July 30, 2008 and Amended on February 12, 2014, Owner/Permittee, filed an application with 

the City of San Diego for a permit to demolish an existing pool, including pool deck and jacuzzi, and 

construct a new, 712 square foot (SF) Accessory Dwelling Unit (ADU) under the existing pool deck, 

with a new pool and jacuzzi to be constructed on the southwest portion of the site. In addition, 

minor renovations to the existing single dwelling-unit will include a new wine cellar and hallway (as 

described in and by reference to the approved Exhibits "A" and corresponding conditions of 

approval for the associated Permit Nos. PMT-3187194, and PMT-3187195), on portions of a 0.8-acre 

site;  

WHEREAS, the project site is located at 9860 La Jolla Farms Road, also known as Assessor’s 

Parcel Number 342-031-21-00, in the Residential Single-Unit (RS) 1-2 zone, Coastal Overlay 

(Appealable) Zone, Coastal Overlay Zone First Public Roadway, Parking Impact Overlay Zone, Parking 

Standards Transit Priority Area, Transit Priority Area, and Environmentally Sensitive Lands (Sensitive 

Biological Resources & Steep Hillsides), of the La Jolla Community Plan area.; 

WHEREAS, the project site is legally described as; 

Parcel 1 as Shown on Parcel Map No. 16819, in the City of San Diego, County of San Diego, State of 

California, according to Map thereof filed April 3, 1992, as File No. 192-0192733 of Official Records. 

WHEREAS, on December 4, 2024, the Hearing Officer of the City of San Diego considered 

Coastal Development Permit No. PMT-3187194, and Site Development Permit No. PMT-3187195 

pursuant to the Land Development Code of the City of San Diego;  



  ATTACHMENT 4
   

Page 2 of 21 
 

WHEREAS, on December 4, 2024, the Hearing Officer of the City of San Diego, considered the 

CEQA Guidelines Section 15162 consistency evaluation with the previously certified Pike Residence 

ND (92-0733) and the Addendum ND (98-0005); 

BE IT RESOLVED by the Hearing Officer of the City of San Diego, that it adopts the following 

findings with respect to Coastal Development Permit No. PMT-3187194, and Site Development 

Permit No. PMT-318719: 

 
A. COASTAL DEVELOPMENT PERMIT [SDMC Section 126.0708] 

1. Findings for all Coastal Development Permits: 

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

The proposed project is located at 9860 La Jolla Farms Road. La Jolla Farms Road is 
the first public roadway from the Pacific Ocean, which is located approximately 1,000 
feet west of the project site. Coastal bluffs and steep hillsides surround the project 
site to the west, separating it from coastal beach below. Figure 6 (pg. 23) of the La 
Jolla Community Plan and Local Coastal Program Land Use Plan (Community Plan) 
identifies the project site within Subarea A, which describes the location as having, 
“Public access to the coastal bluff and Scripps (La Jolla Farms Knoll) Natural Reserve 
is available through pedestrian trails and open space easements that are located 
along La Jolla Farms Road and Black Gold Road. Below the coastal bluffs, unrestricted 
public access is available along the beach area from Box Canyon to Sumner Canyon. 
Spectacular vistas of the ocean and shoreline can be seen from the pedestrian trails 
that lead down to the beach, to Box Canyon and to the Natural Reserve (pg. 25).” The 
project site is not located within any of the identified access points or public views 
within the Community Plan, specifically stated as: 

Appendix G, Figure A of the Community Plan identifies the specific locations of each 
public access point within the vicinity of the project location.  

• Torrey Pines City Park. A 12.39-acre portion of the park within the La Jolla 
Farms area contains the mouth of Box Canyon. Several trails feed into Box 
Canyon, a unique, remote beach area, from public and private parcels on La 
Jolla Farms Road.  
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o Torrey Pines City Park is approximately 0.37 miles north of the 
project site. The trails leading down Box Canyon originate from Salk 
Institute Road (0.1 mile north) and La Jolla Farms Road, as stated. The 
trail entrance on La Jolla Farms Road is approximately 150 feet north 
of the project site and will not be affected by the proposed 
development. 

 
• The northwestern-most lot of the La Jolla Farms subdivision provides the 

entrance of a beach access trail which winds through Box Canyon to the only 
portion of Torrey Pines Beach still within City ownership. The lot has been 
developed and some on street parking is available. 
 

o The beach access trail entrance is approximately 150 feet north of 
the project site and will not be affected by the proposed 
development. 
 

The Community Plan notes that, “La Jolla is a community of significant visual 
resources (pg. 31).” Figure 9 of the Community Plan identifies several Public Vantage 
Points in the vicinity of the project site. The proposed project will enhance and 
protect the listed resources specifically stated as: 
 

• View Cone - Figure 9 identifies one view cone within the vicinity of the 
project. Located approximately 0.83 mile south of the project site, the view 
cone is oriented north, south and west towards the Pacific Ocean. The view 
cone follows the lines of the Coastal Bluffs which orient north to south. With 
the project site located approximately 1000 feet east of the Pacific Ocean, the 
proposed development will not interfere with the view cone. 
 

• View Corridor – The nearest view corridor designated in Figure 9 of the 
Community Plan is located approximately 1.47 miles south of the project site. 
The view corridor is defined as an unobstructed framed view down a public 
right-of-way. The public-right of-way is identified as El Paseo Grande after it 
turns east, orienting the framed view west towards the Pacific Ocean. This 
view is obstructed to the north and south. As such, the project site is not 
visible within the view corridor. 

 
• Viewshed – Figure 6 defines a viewshed as being, “usually from high 

elevations looking down over large areas.” There are two viewsheds within 
the project’s vicinity. One viewshed to the north is identified as Torrey Pines 
City Park, and one viewshed to the south is identified as the Scripps Nature 
Reserve.  

 
o Torrey Pines City Park - Torrey Pines City Park is approximately 0.37 

mile north of the project site. The viewsheds identified are oriented 
from east to west towards the Pacific Ocean, including views towards 
the north and south as it pertains to following the coastal bluffs along 
the shoreline. The project site sits directly south of the viewsheds and 
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approximately 1,000 feet east of the shoreline. As such, no viewshed 
would be interfered with from the proposed development. 
 

o Scripps Nature Reserve - Scripps Nature Reserve is approximately 
0.41 mile south of the project site. The viewsheds identified are 
oriented from east to west towards the Pacific Ocean, including views 
towards the north and south as it pertains to following the coastal 
bluffs along the shoreline. The project site sits directly south of the 
viewsheds and approximately 1,000 feet east of the shoreline. As 
such, no viewshed would be interfered with from the proposed 
development. 

 
• Intermittent or Partial Vista – An intermittent or partial vista is identified 

along La Jolla Farms Road, immediately to the east of the project site. The 
vistas are maintained through openings in the existing residential 
developments. The orientation of the vistas is from east to west and north to 
south towards the Pacific Ocean. With the proposed development of a 
subterranean ADU under the existing pool deck and the addition of a pool on 
the southeast portion of the property, no existing site lines would be affected 
as no vertical development is being proposed. The proposed improvements 
to the existing building would be on the west side of the building which 
would be encompassed within the current building envelope and not 
interfere with any vistas oriented from east to west or north and south.  
 

• Roads from which Coastal Body of Water Can Be Seen – The nearest road 
identified in the Community Plan (Figure 9) is La Jolla Shores Drive, where it 
meets Horizon way. This view is blocked by residential development to the 
north and primarily orients to the southwest. The project site is 
approximately .91 miles to the north of the road and would not interfere with 
any of the bodies of water which could be seen from La Jolla Shores Drive. 

 
A second road which is identified in Figure 9 is where La Jolla Shores Drive 
meets La Jolla Shores Lane. This vista has a much more open perspective of 
the Pacific Ocean, with views to the west and south. Views to the north are 
blocked by steep hillsides and the University of California San Diego. The 
project site is approximately 0.96 mile to the north of the road and would not 
interfere with any of the bodies of water which could be seen. 
 

• Scenic Overlook – A scenic outlook is defined as a view over private property 
from a public right-of-way. Figure 9 identifies a scenic outlook immediately to 
the north and east of the project site from La Jolla Farms Road, where it turns 
into Blackgold Road, looking west towards the Pacific Ocean. The scenic 
outlook provides intermittent views primarily through the established 
residential side yard setbacks separating the properties along the road. With 
the proposed development of a subterranean ADU under the existing pool 
deck and the addition of a pool on the southwest portion of the property, no 
existing site lines would be affected as no vertical development is being 
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proposed. The proposed improvements to the existing building would be on 
the west side of the building which would be encompassed within the 
current building envelope and not interfere with any side yard setbacks 
providing the east to west overlooks.  
 

The proposed project located at 9860 La Jolla Farms Road complies with all the 
identified visual and access resources within the Community Plan.  As such, the 
proposed coastal development will not encroach upon any existing physical 
accessway that is legally used by the public or any proposed public accessway 
identified in a Local Coastal Program land use plan; and the proposed coastal 
development will enhance and protect public views to and along the ocean and other 
scenic coastal areas as specified in the Local Coastal Program land use plan. 

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

The proposed project is located at 9860 La Jolla Farms Road. La Jolla Farms Road is 
the first public roadway from the Pacific Ocean, which is located approximately 1,000 
feet west of the project site. Coastal bluffs and steep hillsides surround the project 
site to the west, separating it from coastal beach below. In addition, the site contains 
Diegan Coastal Sage Scrub, a sensitive biological resource. The entire site is located 
within the Multiple Species Conservation Program (MSCP), and the Coastal Overlay 
Zone which require compliance with Environmentally Sensitive Lands (ESL) 
regulations. The project site is also located within an area designated as ESL (Steep 
Hillside and Sensitive Biological Resources) and therefore ESL regulations are 
applicable. 

The proposed development will occur within existing landscaped and hardscaped 
areas, which are currently maintained outside of identified ESL areas. 

The proposed project has been designed to remain in compliance with all MSCP and 
City of San Diego MSCP Subarea Plan conservation goals and guidelines. No 
mitigation measures are required, and the Biological Resources Technical Report 
(BTR) determined that no direct permanent impacts to ESL resources (Diegan coastal 
sage scrub) would occur as a result of project implementation. In addition, any 
temporary direct and/or indirect impacts of the project would not result in significant 
cumulative impacts (CEQA Guidelines Section 15310) to environmental resources 
within the region of the project site. 

The project site was analyzed within the Pike Residence Negative Declaration (ND) 
No. 92-0733 dated October 11, 1993, and the Alleyne Residence ND Addendum No. 
98-0005 dated October 15, 1998. A CEQA Guidelines Section 15162 consistency 
evaluation was conducted and determined the project would not require major 
revisions, result in new impacts or changed circumstances that would require a new 
environmental document consistent with the previously certified and adopted 
environmental documents, and that none of the three criteria listed under CEQA 
Guidelines Section 15162 has occurred. The evaluation determined that the 
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previously identified approved environmental document covers the action being 
proposed.  

Therefore, the proposed coastal development will not adversely affect 
environmentally sensitive lands. 

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

The Community Plan identifies La Jolla as a Special Community of regional and state-
wide importance. The Community Plan presents the coastal issues that have been 
identified for the community. Several of the referenced coastal issues are not 
applicable to the project site due to location, use or zoning, as noted below. The 
issues within the vicinity of the project site are: 

• Public Access to the Beaches and Coastline: The project location is 
approximately 1,000 feet east of the Pacific Ocean in a built out residential 
neighborhood. The project site is not within any physical access points as 
identified in Appendix G, Figure A of the Community Plan (see Finding A(1)(a), 
incorporated here by reference). The project is located in the coastal Subarea 
A, with the nearest access point being at the northwestern-most lot of the La 
Jolla Farms subdivision which provides the entrance to a beach access trail 
which winds through Box Canyon to the only portion of Torrey Pines Beach 
still within City ownership. The lot has been developed and some on street 
parking is available. The beach access trail entrance is approximately 150 feet 
north of the project site and will not be affected by the proposed 
development. 
 

• Environmentally Sensitive Habitat Areas and Marine Resources: The proposed 
project is located at 9860 La Jolla Farms Road. La Jolla Farms Road is the first 
public roadway from the Pacific Ocean, which is located approximately 1,000 
feet west of the project site. There are no marine resources on or to be 
encroached upon by the proposed development. 
 
The proposed project has been designed to remain in compliance with all 
MSCP and City of San Diego MSCP Subarea Plan conservation goals and 
guidelines. No mitigation measures are required, and the Biological 
Resources Technical Report (BTR) determined that no direct permanent 
impacts to ESL resources (Diegan coastal sage scrub) would occur as a result 
of project implementation. In addition, any temporary direct and/or indirect 
impacts of the project would not result in significant cumulative impacts 
(CEQA Guidelines Section 15310) to environmental resources within the 
region of the project site. 
 

• Recreation and Visitor Serving Retail Areas: The issue is not applicable as the 
closest recreation and visitor area is at Torrey Pines City Park, which is 
approximately 0.37 miles north of the project site. 
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• Preservation or Conservation of Historic Resources: The issue is not applicable 

as the closest historic resource is the G.H. Scripps Marine Biological 
Laboratory, which is approximately 1.4 mile south of the project site. 
 

• Provision of Parks and Recreation Areas: The issue is not applicable as the 
project site is in residential zone and no parks or recreations areas are 
present. 
   

• Provision of Affordable Housing: The issue is not applicable to the private 
residence. 

 
• Coastal Bluff, Hillside Development and Preservation: The project site is located 

next to coastal bluffs and hillsides are prevalent in the project vicinity. The 
proposed development will not interfere or encroach on any coastal bluff or 
hillside. The project is designed to meet ESL regulations and will use existing 
roof drains and install additional floor drains that flow away from the bluffs 
towards the street drainage facilities to prevent bluff erosion.  
 

• Nonpoint Source Pollution in Urban Runoff: All Best Management Practices and 
required regulations will be followed in regard to source pollution and urban 
runoff as required in the Building Permits. 
 

• Seismic Risk Areas: Figure 5 of the Community Plan designates two fault lines, 
one north of the project and one south of the project, as well as unstable 
bluffs to the west of the project site.  The project prepared a geotechnical 
investigation for the proposed development reviewed and accepted by staff 
that found the proposed development is feasible from a geotechnical 
standpoint, provided the recommendations presented in the following 
sections are adopted and incorporated into the project plans and 
specifications: 

 
Recommendations the project plans on incorporating into the design include 
proper site preparation, grading and excavation, deep foundation design, 
lateral loading for piers in slope influence zones, retaining walls, and proper 
site drainage. With the design proposals incorporated into the project, the 
development will meet the standards for mitigating seismic risk. 
 

• Impact of Buildout on Residential Development: The issue is not applicable as 
the project is in a residential zone with no potential for mixed use 
development. 
 

• Visual Resources: The project will not obstruct any views as illustrated in 
Figure 9 of the Land Use Plan and identified in detail in Finding A(1)(a), herein 
incorporated by reference. 
 

• Public Works: The issue is not applicable to the private residence. 
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• Facilitating Public Access: The issue is not applicable to the private residence.   

 
Issues in the Community Plan not applicable to the project site include the following 
due to location, use or zoning: Provision of Parks and Recreation Areas; Provision of 
Affordable Housing; Impact of Buildout on Residential Development; Public Works; 
Facilitating Public Access 
 
By meeting the criteria for issues identified in the Community Plan, the proposed 
project is in conformity with the certified Local Coastal Program Land Use Plan.  

The Implementation Program (pg. 9) recommends a number of actions for the City 
and the La Jolla community to pursue in order to implement the policies and 
recommendations of the plan. The Implementation Program includes some of the 
following actions along with the corresponding relationship to the proposed project 
as follows: 
 

• Proposal for changes in the current zoning of the community: to protect and 
enhance beach access, both visually and physically. 
 

o  The project site is in a residential zone that already allows for beach 
access as well as coastal views as identified in detail in Finding  A(1)(a) 
herein incorporated by reference. 

 
• Improvements to existing circulation patterns and public facilities.  

 
o The proposed project for improvements and additions to the existing 

site will not interfere with improvements to the existing circulation 
patterns or public facilities.  

 
• Preparation of a Public Facilities Financing Plan identifying present and 

future community needs and the capital improvements necessary to 
accommodate future development. 
 

o The proposed project for improvements and additions to the existing 
site will not interfere with a Public Facilities Financing Plan.  
 

By meeting the issues within the Community Plan and actions within the 
Implementation Program, the proposed coastal development is in conformity with 
the certified Local Coastal Program Land Use Plan and complies with all regulations 
of the certified Implementation Program. 
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d. For every Coastal Development Permit issued for any coastal development 
between the nearest public road and the sea or the shoreline of any body of 
water located within the Coastal Overlay Zone the coastal development is in 
conformity with the public access and public recreation policies of Chapter 3 of 
the California Coastal Act. 

The proposed project is located at 9860 La Jolla Farms Road. La Jolla Farms Road is 
the first public roadway from the Pacific Ocean, which is located approximately 1,000 
feet west of the project site.  
 
The project is in conformity with Article 2, Public Access, within Chapter 3 of the 
Coastal Act. As stated in Finding A(1)(a) herein incorporated by reference, the project 
meets the Community Plan guidelines for public access. In addition, the project 
meets the following sections of the Coastal Act Article 2 applicable to the site: 

Public Resources Code Section 30211 Development not to interfere with access.  

• Development shall not interfere with the public's right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

The proposed development will not interfere with the public's right of access to the 
sea acquired through use or legislative authorization, including, but not limited to, 
the use of dry sand and rocky coastal beaches to the first line of terrestrial 
vegetation. The project site does not have direct access to the sea and does not 
encroach on the access points to the north of the project site. 

Public Resources Code Section 30212 New development projects provides in pertinent 
part:  

• Public access from the nearest public roadway to the shoreline and along the 
coast shall be provided in new development projects except where:  

 It is inconsistent with public safety, military security needs, or the 
protection of fragile coastal resources.  

 Adequate access exists nearby.  
 Agriculture would be adversely affected.  

 
• For purposes of this section, "new development" does not include: 

 
 Improvements to any structure which do not change the intensity of its 

use, which do not increase either the floor area, height, or bulk of the 
structure by more than 10 percent, which do not block or impede public 
access, and which do not result in a seaward encroachment by the 
structure.  

As previously stated, the project does not have direct access to the sea, access to the 
sea from the project site would be unsafe and inadequate to meet the needs of the 
public, there is an existing public access point to the sea just north of the project site, 
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and the project will not interfere with agriculture. The project is not “new 
development” as defined. 

Public Resources Code Section 30212.5 Public facilities; distribution.   

• Wherever appropriate and feasible, public facilities, including parking areas or 
facilities, shall be distributed throughout an area so as to mitigate against the 
impacts, social and otherwise, of overcrowding or overuse by the public of any 
single area. 

 It is not appropriate nor feasible for public facilities, including parking areas or 
facilities, to be distributed throughout an area so as to mitigate against the impacts, 
social and otherwise, of overcrowding or overuse by the public of any single area. 

The project is in conformity with Article 3, Recreation, within Chapter 3 of the Coastal 
Act. As stated in Finding A(1)(a), the project meets the Community Plan guidelines for 
public access. In addition, the project conforms to the following provisions of Article 
3: 

Public Resources Code Section 30221 Oceanfront land; protection for recreational use 
and development.  

• Oceanfront land suitable for recreational use shall be protected for recreational 
use and development unless present and foreseeable future demand for public or 
commercial recreational activities that could be accommodated on the property 
is already adequately provided for in the area. 

The project site is not suitable for recreational use as it is located 300 feet above sea 
level. Coastal bluffs and steep hillsides surround the project site to the west making 
it inaccessible to the sea. The project site is zoned Residential, and commercial uses 
would not be applicable. In addition, commercial recreational activities that could be 
accommodated on the property are already adequately provided for in the area. 

Public Resources Code Section 30222 Private lands; priority of development purposes.  

• The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

The project site does not contain private lands suitable for visitor-serving commercial 
recreational facilities designed to enhance public opportunities for coastal 
recreation. The project is in a built out, residential neighborhood.  

The proposed project is within the first public roadway and meets all the criteria of 
Coastal Act Chapter 3, Article 2 and Article 3, and therefore, the coastal development 
is in conformity with the public access and public recreation policies of Chapter 3 of 
the California Coastal Act. 



  ATTACHMENT 4
   

Page 11 of 21 
 

B. SITE DEVELOPMENT PERMIT [SDMC Section 126.0505] 

1. Findings for all Site Development Permits: 

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

The 0.80-acre site is located at 9860 La Jolla Farms Road, also known as Assessor’s 
Parcel Number 342-031-21-00, in the Residential Single-Unit (RS-1-2) zone, Coastal 
Overlay (Appealable) Zone, Coastal Overlay Zone First Public Roadway, Parking 
Impact Overlay Zone, Transit Priority Area, and Environmentally Sensitive Lands 
(Sensitive Biological Resources and Steep Hillsides), of the La Jolla Community Plan 
area.  

The proposed project is in conformity with the First Public Roadway requirements, as 
illustrated in Finding A(1)(a) and A(1)(d) herein incorporated by reference, and the 
project meets the regulations for ESL (Steep Hillsides and Sensitive Biological 
Resources) as illustrated in Finding A(1)(b) herein incorporated by reference. 

Figure 1 of the Community Plan identifies the project within the Very Low-Density 
Residential area, with 0-5 dwelling units per acre allowed. The project site is 0.80-
acres, which would equate to four units allowed. With one existing unit and an ADU 
unit not subject to density limitations proposed, the project is in conformity with the 
Community Plan density regulations.  

The Community Plan identifies several General Community Goals (pg. 5). The 
proposed development meets these goals, with two specific to the project: 

• Maintain La Jolla as a primarily residential and recreational oriented 
community by protecting its residential areas and historic resources, 
maintaining its public recreational areas, and enhancing its commercial 
districts.  
 

o The proposed development will protect the residential area and 
maintain public access to recreational areas as identified in Finding 
A(1)(a) herein incorporated by reference. 
 

• Conserve and enhance the natural amenities of the community such as its 
views from identified public vantage points, (as identified in Figure 9), open 
space, hillsides, canyons, ocean, beaches, water quality, bluffs, wildlife and 
natural vegetation, and achieve a desirable relationship between the natural 
and developed components of the community. 
 

o The project meets the Community Plan guidelines for vantage points 
as identified in Finding A(1)(a) herein incorporated by reference. In 
addition, the project site preserves existing ESL, hillsides, and coastal 
bluffs. As such, the project meets the intent of the Community Goal. 
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The Community Plan identifies several goals to preserve Natural Resources and 
Open Space. By preserving existing ESL, the proposed project conforms to these 
goals, specifically to the following: 
 

• Preserve the natural amenities of La Jolla such as its open space, hillsides, 
canyons, bluffs, parks, beaches, tidepools and coastal waters. 
 

o The project design avoids impacts to the natural landforms. 
 

• Maintain the identified public views to and from these amenities in order to 
achieve a beneficial relationship between the natural or unimproved and 
developed areas of the community. 
 

o The project design maintains current views and will not impact 
identified public views. 

 
• Preserve all designated open space and habitat linkages within La Jolla such 

as the slopes of Mount Soledad and the sensitive ravines of Pottery Canyon. 
 

o The project design avoids impacts to the natural landforms and will 
preserve open space and habitat linkages. 

 
• Protect the environmentally sensitive resources of La Jolla’s open areas 

including its coastal bluffs, sensitive steep hillside slopes, canyons, native 
plant life and wildlife habitat linkages. 
 

o The project design protects the ESL by adherence to the ESL 
regulations and avoiding ESL areas. 

 
Lastly, the proposed project is helping the Community Plan meet the stated goals by 
incorporating some of the Plan Recommendations (pg. 44), specifically the Open 
Space Preservation and Natural Resource Protections and Visual Resources as 
identified: 

 
• Limit encroachment of new development in sensitive resource areas by 

implementing the Environmentally Sensitive Lands regulations of the Land 
Development Code. 

 
o The project design protects the ESL by adherence to the ESL 

regulations and avoiding ESL areas. 
 

• Implement the City of San Diego’s MSCP Subarea Plan which ensures a 
system of viable habitat linkages between the existing open space areas to 
the canyons and hillsides throughout La Jolla’s open space system. 
 

o The project does not encroach into, or impact ESL and ESL 
regulations were applied. By not impacting ESL, the project preserves 
the MSCP and supports the Subarea Plan. 
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• Protect public views to and along the shoreline as well as to all designated 
open space areas and scenic resources from public vantage points as 
identified in Figure 9 and Appendix G. 
 

o See Finding A(1)(a), herein incorporated by reference. 
 

• Implement the regulation of the building envelope to preserve public views 
through the height, setback, landscaping, and fence transparency regulation 
of the Land Development Code that limit the building profile and maximize 
view opportunities. 
 

o The project design does not change the building envelope and will 
preserve the current building profile. 

 
• Where existing streets serve as public vantage points, as identified in Figure 9 

and Appendix G including, but not limited to, view corridors and scenic 
overlooks and their associated viewsheds, set back and terrace development 
on corner lots and/or away from the street in order to preserve and enhance 
the public view provided from the public vantage point to and along the 
ocean. 
 

o See Finding A(1)(a), herein incorporated by reference. 
 

• Where new development is proposed on property that lies between the 
shoreline and the first public roadway, preserve, enhance, or restore existing 
or potential view corridors within the yards and setbacks by adhering to 
setback regulations that cumulatively, with the adjacent property, form 
functional view corridors and prevent an appearance of the public right-of-
way being walled off from the ocean. 
 

o See Finding A(1)(d), herein incorporated by reference. 
 

As demonstrated, the proposed development is in conformity with several Goals and 
Plan Recommendations of the Community Plan and by doing so will not adversely 
affect the applicable land use plan.  

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

The proposed project has been designed to remain in compliance with all MSCP and 
City of San Diego MSCP Subarea Plan conservation goals and guidelines. No 
mitigation measures are required, and the Biological Resources Technical Report 
(BTR), issued April 22, 2024, and revised August 7, 2024, determined that no direct 
permanent impacts to ESL resources (Diegan coastal sage scrub) would occur as a 
result of project implementation. In addition, any temporary direct and/or indirect 
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impacts of the project would not result in significant cumulative Impacts (CEQA 
Guidelines Section 15310) to environmental resources within the region of the 
project site. 

Project conditions will protect the public’s health and safety in regard to: Engineering 
oversight of water pollution control (Permit Condition No. 3), and work in the public 
right-of-way (Condition No. 14). Brush Management regulations for zones, alternative 
compliance measures and adherence to the Landscape Regulations and Standards 
(Conditions Nos. 16, 17, 18). Public Utility conditions will ensure fire water lines 
(Condition No. 25), sewer facilities (Conditions Nos. 24, 26), and water service 
(Condition No. 24), is built and maintained to City standards in the best interest of 
public health, safety, and welfare. 
 
The project will be constructed to applicable City standards, including all California 
Building, Fire, Plumbing, Electrical, Mechanical, California Green Building Standards 
Code (CGBSC), and City regulations governing the construction and continued 
operation of the development. These regulations mitigate any potential for adverse 
effects on those persons or properties in the vicinity of the project. As such, the 
proposed development will not be detrimental to the public health, safety, and 
welfare. 

c. The proposed development will comply with the regulations of the Land 
Development Code including any allowable deviations pursuant to the Land 
Development Code. 

The project meets the zoning requirements of the RS-1-2 zone. The purpose of the 
RS zones is to provide appropriate regulations for the development of single dwelling 
units that accommodate a variety of lot sizes and residential dwelling types, and 
which promote neighborhood quality, character, and livability. It is intended that 
these zones provide for flexibility in development regulations that allow reasonable 
use of property while minimizing adverse impacts to adjacent properties.  

The RS-1-2 zone allows for a maximum density of one dwelling unit per lot, with one 
existing unit and an ADU unit not subject to density limitations proposed, the project 
site is in conformity with the density requirements. SDMC Section 141.0302(2)(B), 
states that ADUs and Junior Accessory Dwelling Unit (JADUs) are not subject to the 
density limitations for the premises. The project conforms to the SDMC regulations 
for FAR, at 41%, where 45% is the maximum. The proposed development meets the 
requirements for setbacks, at 25 for the front, where 25 feet is the minimum, 8 feet 
at the sides, where 8 feet is the minimum, and approximately 33 feet at the rear, 
where 33 feet is required as 10% of the lot depth. Lastly, the project meets the 
regulations for height at 27 feet, where 30 feet is allowed. 

The project does not seek any allowable deviations and therefore will comply with 
the regulations of the Land Development Code including any allowable deviations 
pursuant to the Land Development Code. 
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2. Supplemental Findings – Environmentally Sensitive Lands 

a. The site is physically suitable for the design and siting of the proposed 
development and the development will result in minimum disturbance to 
environmentally sensitive lands. 

Coastal bluffs and steep hillsides surround the project site to the west, separating it 
from the coastal beach to the west. In addition, the site contains Diegan Coastal Sage 
Scrub, a sensitive biological resource. The site is located completely within the 
Multiple Species Conservation Program (MSCP), and the Coastal Overlay Zone which 
requires compliance with Environmentally Sensitive Lands (ESL) regulations. The 
project site is also located within an area designated as Steep Hillsides and ESL 
regulations are applicable. 

The project proposes to demolish an existing pool, including pool deck and jacuzzi, 
and construct a new, 712 square foot (SF) Accessory Dwelling Unit (ADU) under the 
existing pool deck, with a new pool and jacuzzi to be constructed on the southwest 
portion of the site. In addition, minor renovations to the existing single dwelling-unit 
will include a new wine cellar and hallway. The proposed development will occur 
within existing landscaped and hardscaped areas, which do not encroach into 
coastal bluffs or steep hillsides and are currently maintained outside of identified 
ESL areas. 

The project’s Biology Technical Report (BTR), dated April 22, 2024, and revised August 
7, 2024, states the following as it relates to the sensitive biological resource in 
question: 

• No permanent impacts to ESL resources would occur as a result of project 
implementation. 

Furthermore, in a letter addressed to the California Coastal Commission, dated June 
22, 2024, the qualified Biologist states: 

• ….. as referenced in the biological report, no Diegan coastal sage scrub, 
lemonadeberry scrub, or coastal bluff scrub will be directly impacted. The 
current property currently possesses hardscaping and landscaping to the 
edge of this vegetation community. 
 

• The proposed project was analyzed to be consistent with the ESL and 
Environmentally Sensitive Habitat Areas (ESHA) requirements of a similar 
project approved by the CCC and City of San Diego in 2021, Project No. 
643954, B-West Residence, 9872 La Jolla Farms Road, San Diego, California 
(2021 Project). Similar with the 2021 project, the proposed action would 
occur adjacent to an ESL and ESHA and incorporate construction and post-
construction avoidance measures to ensure indirect impacts do not result 
from project approval and implementation. Also, both project impact areas 
are not located adjacent to a Multi-Habitat Planning Area (MHPA). 
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The project site has been analyzed for geotechnical stability including site conditions 
and fault implications. Figure 5 of the Community Plan designates two fault lines, 
one north of the project and one south of the project, as well as unstable bluffs to 
the west of the project site.  A geotechnical investigation for the proposed 
development reviewed and accepted by staff found the project to be feasible from a 
geotechnical standpoint, provided the recommendations presented are adopted and 
incorporated into the project plans and specifications: 

• Recommendations the project proposes on incorporating into the design 
include proper site preparation, grading and excavation, deep foundation 
design, lateral loading for piers in slope influence zones, retaining walls, and 
proper site drainage. With the design proposals incorporated into the 
project, the development will meet the standards for mitigating seismic risk. 

 
A Geotechnical Report Addendum was prepared for the project on March 5, 2024, 
with the following statements as it pertains to the project site: 
 

• From a geotechnical standpoint, the site is considered suitable for the 
intended residential use. 
 

• If constructed in conformance with the project plans, specifications and soils 
report, the proposed development is not expected to destabilize or result in 
settlement of adjacent property or the Right-of-Way. 
 

• Literature indicates geologic bedding dipping towards the northeast or 
generally into slope and is considered favorable. In addition, our 
recommendations for the top of slope improvements includes a deepened 
caisson foundation system. Adverse geologic structure is not expected to 
have a negative impact on the proposed project. 

The project site contained two previous Environmental analysis: Pike Residence 
Negative Declaration (ND) (92-0733), adopted on January 5, 1994, and the Alleyne 
Residence Addendum to the Pike Residence ND (98-0005), adopted November 18, 
1998. The Alleyne Residence ND concluded that there would be no significant 
impacts to landform alteration with project implementation. The western portion of 
the property contains steep slopes leading down to the beach. Based on a slope 
analysis prepared for the parcel, project development would be primarily confined to 
the flat mesa top with minimal allowable encroachment into the slope area.  

Minimal project grading would be required and confined to the building footprint. 
No mitigation measures were required.  

The proposed project has been designed to remain in compliance with all MSCP and 
City of San Diego MSCP Subarea Plan conservation goals and guidelines. No 
mitigation measures are required, and the Biological Resources Technical Report 
(BTR), issued April 22, 2024, and revised August 7, 2024, determined that no direct 
permanent impacts to ESL resources (Diegan coastal sage scrub) would occur as a 
result of project implementation. In addition, any temporary direct and/or indirect 
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impacts of the project would not result in significant cumulative impacts (CEQA 
Guidelines Section 15310) to environmental resources within the region of the 
project site. 

The project site has been deemed appropriate for the proposed development by a 
registered professional geologist and the project will not have any direct permanent 
impacts to ESL resources pursuant to the BTR prepared for the project. As such, the 
site is physically suitable for the design and siting of the proposed development and 
the development will result in minimum disturbance to environmentally sensitive 
lands. 

b. The proposed development will minimize the alteration of natural landforms 
and will not result in undue risk from geologic and erosional forces, flood 
hazards, or fire hazards. 

The proposed development will occur within existing landscaped and hardscaped 
areas, which are currently maintained outside of identified ESL areas.  

As stated in Finding (B)(2)(a), herein incorporated for reference, the project site is 
suitable for the intended residential use from a geotechnical/geological perspective 
and there would be no significant impacts to landform alteration with project 
implementation.  

A drainage study prepared for the project was done on October 10, 2022. The study 
states the following in regard to erosion controls: 

• The portion of site to be developed, in its existing, pre-construction 
condition, drains to the west and to La Jolla Farms Road. No offsite runoff 
flows onsite from abutting properties. 
 

• Following construction, the onsite drainage pattern remains essentially the 
same with greater runoff being abstracted. 

 
• Runoff to the existing drain system increases. 

 
• Runoff to the westerly slope will decrease. 

 
• There will be no negative impacts over the existing condition by the 

proposed improvements. 
 

The project site sits at approximately 300 feet above sea level with adequate 
drainage and no known flood hazards. 
 
The Brush Management Plan prepared for the project site consists of a modified 
Zone One of 80-ft. in width with no Zone Two required, extending out from the 
structure towards the native/naturalized vegetation, consistent with SDMC Section 
142.0412, and utilizing alternative compliance measures set forth under SDMC 
Section 142.0412(i) for the expanded Zone One area. The Brush Management 
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Program shall comply with the City of San Diego’s Landscape Regulations and the 
Landscape Standards per Condition No. 18 of the permit. The Brush Management 
Program shall be maintained at all times in accordance with the City of San Diego’s 
Landscape Standards pursuant to Condition No. 20. 
 
The proposed development will occur within existing landscaped and hardscaped 
areas, which are currently maintained outside of identified ESL areas. The project site 
is suitable for development and will comply with the recommendations of the 
geotechnical report and will not result in undue geologic risks. The development will 
not create any new runoff, and will decrease runoff to the westerly slopes, which will 
lower erosion forces. There are no flood hazards and a Brush Management Plan in 
accordance with City regulations and standards will mitigate any fire hazards. As 
such, the proposed development will minimize the alteration of natural landforms 
and will not result in undue risk from geologic and erosional forces, flood hazards, or 
fire hazards. 

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

The proposed project has been designed to remain in compliance with all MSCP and 
City of San Diego MSCP Subarea Plan conservation goals and guidelines. No 
mitigation measures are required, and the Biological Resources Technical Report 
(BTR), issued April 22, 2024, and revised August 7, 2024, determined that no direct 
permanent impacts to ESL resources (Diegan coastal sage scrub) would occur as a 
result of project implementation. In addition, any temporary direct and/or indirect 
impacts of the project would not result in significant cumulative impacts (CEQA 
Guidelines Section 15310) to environmental resources within the region of the 
project site. Therefore, the proposed development will be sited and designed to 
prevent adverse impacts on any adjacent environmentally sensitive lands. 

d. The proposed development will be consistent with the City of San Diego’s 
Multiple Species Conservation Program (MSCP) Subarea Plan and Vernal Pool 
Habitat Conservation Plan (VPHCP). 

Regarding consistency with the MSCP Subarea Plan, please refer to Finding B(2)(c) 
herein incorporated by reference. The project site does not contain vernal pools and 
is not subject to the VPHCP. 

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

Please refer to Finding B(2)(a) and B(2)(b) herein incorporated by reference. 

The proposed development will occur within existing landscaped and hardscaped 
areas, which are currently maintained outside of identified ESL areas.  

A drainage study prepared for the project was done on October 10, 2022. The study 
states the following in regard to erosion controls: 
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• The portion of site to be developed, in its existing, pre-construction 
condition, drains to the west and to La Jolla Farms Road. No offsite runoff 
flows onsite from abutting properties. 
 

• Following construction, the onsite drainage pattern remains essentially the 
same with greater runoff being abstracted. 

 
• Runoff to the existing drain system increases. 

 
• Runoff to the westerly slope will decrease. 

 
• There will be no negative impacts over the existing condition by the 

proposed improvements. 
 

The project site sits at approximately 300 feet above sea level with adequate 
drainage and no known flood hazards. 

The project as proposed will increase runoff to the drain systems and decrease 
westerly slope runoff. The project is not a flood hazard. Therefore, the project will 
not contribute to the erosion of public beaches or adversely impact local shoreline 
sand supply. 

f. The nature and extent of mitigation required as a condition of the permit is 
reasonably related to, and calculated to alleviate, negative impacts created by 
the proposed development. 

The project does not require any mitigation reasonably related to, and calculated to 
alleviate, negative impacts created by the proposed development as a condition of 
the permit. This determination was made by the following analysis: 

The proposed development will occur within existing landscaped and hardscaped 
areas, which are currently maintained outside of identified ESL areas, as noted in 
Finding B(2)(a) above, herein incorporated by reference. The project will minimize the 
alteration of natural landforms and will not result in undue risk from geologic and 
erosional forces, flood hazards, or fire hazards as noted in Finding B(2)(b) above, 
herein incorporated by reference. The project completed a California Environmental 
Quality Act (CEQA) Guidelines Section 15162, Subsequent Environmental Impact 
Reports (EIRs) and Negative Declarations consistency evaluation analysis based on 
the Pike Residence Negative Declaration (ND) (Project No. 92-0733), adopted on 
January 5, 1994, as well as the Alleyne Residence Addendum ND (Project No. 98-
0005), adopted on November 18, 1998, and found that the project would not result 
in new or substantially more severe impacts than what was previously analyzed. 

In addition, the Section 15162-consistency evaluation identified three issue areas 
that were examined in more detail than the previous documents. They included 
Geology/Soils, Landform Alteration and Cultural Resources. This analysis noted the 
following: 
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• Geology/Soils: The current project would not create any new significant 
impact, nor would a substantial increase in the severity of impacts from that 
described in the ND result. 
 

• Landform Alteration: The current project would not create any new 
significant impact, nor would a substantial increase in the severity of impacts 
from that described in the ND result. 

 
• Cultural Resources: The current project would not create any new significant 

impact, nor would a substantial increase in the severity of impacts from that 
described in the ND result. 

The BTR prepared for the project on August 7, 2024, states the following: 

• The proposed project has been designed to remain in compliance with all 
MSCP and City of San Diego MSCP Subarea Plan conservation goals and 
guidelines. No mitigation measures proposed. 

The project is outside identified ESL, has been evaluated for CEQA Guidelines Section 
15162 consistency and determined no new impacts or changed circumstances would 
require a new environmental document, including mitigation measures. The project 
will minimize the alteration of natural landforms and will not result in undue risk 
from geologic and erosional forces, flood hazards, or fire hazards. In addition, the 
BTR prepared for the project found it has been designed to remain in compliance 
with all MSCP and City of San Diego MSCP Subarea Plan conservation goals and 
guidelines, and no mitigation measures would need to be proposed. For those 
reasons, the project was not conditioned to require mitigation reasonably related to, 
and calculated to alleviate, negative impacts created by the proposed. 

The above findings are supported by the minutes, maps and exhibits, all of which are 

incorporated herein by this reference. 

BE IT FURTHER RESOLVED that, based on these findings  adopted by the Hearing Officer, 

Coastal Development Permit No. PMT-3187194, and Site Development Permit No. PMT-3187195 are 

hereby GRANTED by the Hearing Officer to the referenced Owner/Permittee, in the form, exhibits, 

terms and conditions as set forth in Permit No. PMT-3187194, and No. PMT-3187195, a copy of 

which is attached hereto and made a part hereof. 
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Robin MacCartee 
Development Project Manager  
Development Services 
    
Adopted on:  December 4, 2024 
 
IO#: 24009208 



ATTACHMENT 7 

 
 

THE CITY OF SAN DIEGO 
 

M E M O R A N D U M 

 
DATE: September 30, 2024 

TO: Environmental/Project File 
Development Services Department 

 
FROM: Kelli Rasmus, Associate Planner 

Development Services Department 

SUBJECT: La Jolla Farms Single Family Residence (PRJ-1055647) 
California Environmental Quality Act (CEQA), Section 15162 Evaluation 

 

 
The Development Services Department (DSD) has completed a California Environmental Quality Act 
(CEQA) Section 15162, Subsequent Environmental Impact Reports (EIRs) and Negative Declarations 
consistency evaluation for the proposed 9860 La Jolla Farms Road project (referred to herein as the 
“current project.”) 

This evaluation was performed to determine if conditions specified in CEQA Guidelines Section 
15162 would require the preparation of additional CEQA review for the Coastal Development 
Permit (CDP) and Site Development Permit (SDP) associated with the proposed accessory dwelling 
unit (ADU) and pool relocation at 9860 La Jolla Farms. As outlined in this evaluation, DSD has 
determined that the proposed 9860 La Jolla Farms project is consistent with the scope of the analysis 
and consistent with the original Pike Residence Negative Declaration (ND) (Project No. 92-0733) as 
well as the Alleyne Residence Addendum ND (Project No. 98-0005) and would not result in new or 
substantially more severe impacts. 

BACKGROUND 
 

Previously Certified and Adopted CEQA Documents 
Construction of an 18,220 square-foot single family residence and garage on the vacant 0.80-acre 
project site was previously evaluated in the Pike Residence ND (92-0733), finalized October 11, 1993. 
On October 15, 1998, an Addendum to the Pike Residence ND (98-0005) was finalized evaluating the 
construction of a 12,140 square-foot single family residence and garage on the same 0.80-acre 
vacant lot. It appears that the Pike Residence evaluated in ND (92-0733) was never constructed. 

Both the Pike Residence ND as well as the Alleyne Residence Addendum ND concluded that there 
would be no significant environmental impacts with the proposed projects and no mitigation 
measures were proposed. 
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Project Description 

The project proposes to demolish a swimming pool at an existing 12,000 square-foot single family 
residence, construct a 712 square -foot accessory dwelling unit (ADU) beneath the existing pool deck and 
construct a new swimming pool on the southwest side of the property located at 9860 La Jolla 
Farms Road. The 0.80-acre site is located in the RS-1-2 zone, Coastal Overlay (Appealable) Zone, Steep 
Hillside, First Public Roadway, and Brush Management zones within the La Jolla Community Plan and 
Council District 1. 

 
CEQA 15162 CONSISTENCY EVALUATION 

 
DSD reviewed the proposed project and conducted a 15162 consistency evaluation with the 
previously certified Pike Residence ND (92-0733) and the Addendum ND (98-0005). The following 
evaluation substantiates the conclusion that supports a determination that no subsequent 
document is required. 

 
While both of the previously adopted CEQA documents concluded there were no significant 
environmental impacts associated with the projects, three issue areas were examined in more detail 
than in the previous documents. They included Geology/Soils, Landform Alteration and Cultural 
Resources. 

 
Geology/Soils 

 
Alleyne Addendum ND 

 
Based on a Geologic Technical Investigation prepared by Geocon Inc, (August, 1992), the Alleyne 
Residence Addendum ND concluded that there would be no significant impacts related to regional 
geologic hazards with implementation of site specific grading recommendations and proper 
engineering design of the new structure and mitigation would not be required. 

 
Proposed Project 

 
A Geotechnical Investigation prepared by TerraPacific Consultants, Inc (2022) was prepared for the 
current project and concluded that geologic conditions remain the same. The project would be 
required to comply with seismic requirement of the California Building Code, utilize proper 
engineering design and utilization of standard construction practices, to be verified at the building 
permit stage, in order to ensure that potential impacts based on regional geologic hazards would 
remain less than significant. No mitigation measures are required. 

 
Based on the foregoing analysis and information, there is no evidence that the current project would 
require a substantial change to the Alleyne Residence Addendum ND. The current project would not 
create any new significant impact, nor would a substantial increase in the severity of impacts from 
that described in the ND result. 
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Landform Alteration 

Alleyne Residence Addendum ND 
 

The Alleyne Residence Addendum ND concluded that there would be not significant impacts to landform 
alteration with project implementation. The western portion of the property contains steep slopes leading 
down to the beach. Based on a slope analysis prepared for the parcel, project development would be 
primarily confined to the flat mesa top with minimal allowable encroachment into the slope area. Minimal 
project grading would be required and confined to the building footprint. No mitigation measures were 
required. 

Proposed Project 
 

The project proposes the demolition of the existing swimming pool adjacent to the home and relocating it 
southwest of the home. No further impacts to steep slopes would be required for construction of the new 
swimming pool. No mitigation measures are required. 

 
Based on the foregoing analysis and information, there is no evidence that the current project would 
require a substantial change to the Alleyne Residence Addendum ND. The current project would not 
create any new significant impact, nor would a substantial increase in the severity of impacts from that 
described in the ND result. 

 
Cultural Resources 

 
Alleyne Residence Addendum ND 

 
Based on a cultural resources survey and assessment of the project site conducted by Brian F. Smith and 
Associates (June 1993), no archaeological resources have been previously recorded on the project site and 
none were identified as a result of the survey. Therefore, the Alleyne Residence Addendum ND concluded 
that no significant impacts would occur with project implementation and no mitigation measures are 
required. 

 
Proposed Project 

The 1993 survey report was reviewed by qualified City staff to ensure that the entire project site was 
surveyed including the area proposed for the new swimming pool. Staff concluded that the survey 
included the new swimming pool area and agreed with the conclusions of the 1993 survey report. 

 
Based on the foregoing analysis and information, there is no evidence that the current project would 
require a substantial change to the Alleyne Residence Addendum ND. The current project would not 
create any new significant impact, nor would a substantial increase in the severity of impacts from that 
described in the ND result. 

 
Other Environmental Issues 

 
The project was also reviewed for impacts to Air Quality, Water Quality, Biology, Noise, Land Use, Natural 
Resources, Housing, Transportation, Public Utilities, Neighborhood Character, and Paleontology. Staff 
determined that the proposed project would not result in significant environmental impacts in these 
areas. 
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Based on the foregoing analysis and information, there is no evidence that the current project would 
require a substantial change to the Alleyne Residence Addendum ND. The current project would not 
create any new significant impact, nor would a substantial increase in the severity of impacts from that 
described in the ND result. 

 
CONCLUSION 

Overall, implementation of the proposed project would not result in any significant direct, indirect or 
cumulative impacts. The same conclusion was reached in the previously approved ND 98-0005 Addendum. 

Section 15162 of the CEQA Guidelines states: 
 

When an EIR has been certified or a negative declaration adopted for a project, no subsequent EIR shall be 
prepared for that project unless the lead agency determines, on the basis of substantial evidence in the 
light of the whole record, one or more of the following: 

 
(1) Substantial changes are proposed in the project which will require major revisions of the previous 

EIR or negative declaration due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; 

 
(2) Substantial changes occur with respect to the circumstances under which the project is undertaken 

which will require major revisions of the previous EIR or negative declaration due to the involvement 
of new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects; or 

 
(3) New information of substantial importance, which was not known and could not have been known 

with the exercise of reasonable diligence at the time the previous EIR was certified as complete or 
the negative declaration was adopted, shows any of the following: 

 
(A) The project will have one or more significant effects not discussed in the previous EIR or 

negative declaration; 

(B) Significant effects previously examined will be substantially more severe than shown in the 
previous EIR; 

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible and would substantially reduce one or more significant effects of the project, but the 
project proponents decline to adopt the mitigation measure or alternative; or 

 
(D) Mitigation measures or alternatives which are considerably different from those analyzed in 

the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation measure or 
alternative. 

 
Based upon a review of the current project, none of the situations described in Section 15162 of the State 
CEQA Guidelines apply. No changes in circumstances have occurred, and no new information of 
substantial importance has manifested, which would result in new significant or substantially increased 
adverse impacts because of the project. This evaluation, therefore, supports the use of the previously 
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adopted ND-92-0733 and ND 98-0005 Addendum under CEQA Guidelines Section 15162, in that both 
environmental documents adequately cover the proposed project. 

 
 

 
Kelli Rasmus 
Associate Planner 

cc: Robin MacCartee, Development Project Manager, Development Services Department 

Attachment(s): Figure 1: Project Vicinity 
Figure 2: Site Plan 
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Project Site 

Vicinity Map 
9860 La Jolla Farms Road 
Development Services Department 

FIGURE 
No. 1 
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Site Plan 
8460 La Jolla Farms Road/PRJ-1055647 
Development Services Department 

FIGURE 
No. 2 

 



City of San Diego 

Development 
\ Services 

Department 

DE 
Addendum to a 

Negative Declaration 

Land Development LDR No. 98-0005 
Review Division Addendum to N.D. No. 92-0733 
(619) 236-6460 

SUBJECT: Alleyne Residence. COASTAL DEVELOPMENT PERMIT AND HILLSIDE 
REVIEW PERMIT No. 98-0005 for the construction of a 12, 140-square­
foot single-family residence and garage on a vacant 0.8-acre lot. The 
project site is located on the west side of La Jolla Farms Road , between 
the western and southern extent of Black Gold Road, in the La Jolla 
Community (Parcel 1, Map 16819, La Jolla Farms Subdivision). Applicant: 
Neville Alleyne, M.D. 

I. PROJECT DESCRIPTION: The Proposed Coastal Development PermiUHillside 
Review Permit, to be considered by the Hearing Officer (Process 3), would allow 
construction of a 12, 140-square-foot, two-story single-family residence and four­
car garage on a vacant 0.8-acre parcel. Project elements would include a paved 
courtyard, terraces, a swimming pool, a gazebo with a spa, and landscaping in 
conformance with the City's "Land~cape Technical Manual" and Brush 
Management Program. 

Site development would include minimal grading to create a level building pad . 
The grading would be primarily confined to the relatively flat mesa top and would 
not exceed a 10 percent encroachment into the HR Overlay Zone. No 
development would occur in the western portion of the parcel subject to the 
building restricted easement. 

Exterior building finishes would include stucco, wooden windows and doors, and 
a mission barrel clay tile roof. Access to the property would be from La Jolla 
Farms Road via an iron gate. All runoff from impervious surfaces would be 
directed to an existing concrete drainage ditch which runs along the northern 
property line. 

11. ENVIRONMENTAL SETTING: See attached Initial Study. 

Ill. DETERMINATION: 

The City of San Diego previously prepared a Negative Declaration for the project 
as described in the attached Initial Study. 

Based upon a review of the current project, it has been determined that: 

a. There are no new significant environmental impacts not considered in the 
previous Negative Declaration ; 

b. No substantial changes have occurred with respect to the circumstances 
under which the project is undertaken; and 
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c. There is no new information of substantial importance to the project. 

Therefore, in accordance with Section 15164 of the State CEQA Guidelines an 
addendum shall be prepared. 

IV. MITIGATION, MONITORING AND REPORTING PROGRAM: None required. 

"" '\ ·' ,/ / '' ( r-~, 
\ ... / \ l--..- ~ =--· \ ' y-· ,a:__ . )..._ ..:::z.:-

D. Sean Cardenas, Senior Planner 
Development Services 

Analyst: Eileen Lower 

DISTRIBUTION: 

September 25 , 1998 
Date of Draft Report 

October 15, 1998 
Date of Final Report 

The addendum and Negative Declaration were distributed to: 

City of San Diego 

Councilman Mathis, District 1 
Development Services 
Community and Neighborhood Services 

Other 

South Coastal Information Center 
San Diego Museum of Man 
San Diego County Archaeological Society 
Save Our Heritage Organization 
Clarence Brown, Viejas Group of Capitan Grande Band of Mission Indians 
Ron Christman , Viejas Group of Capitan Grande Band of Mission Indians 
Louie Guassac,·Mesa Grande Band of Mission Indians 
Save Everyone's Access 
La Jolla Farms Property Owners Association 
La Jolla Shores Association 
La Jolla Town Council 
La Jolla Community Planning Association 
Thomas Steinke 
Neville Alleyne, M.D. (Applicant) 
Joe Astorga (architecUagent) 

• 
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Copies of the addendum, the Negative Declaration , and any Initial Study material are 
available in the office of the Land Development Review Division for review, or fo r 
purchase at the cost of reproduction. 

RESULTS OF PUBLIC REVI EW: 

( ) No comments were received during the public input period. 

( ) Comments were received but the comments do not address the accuracy or 
completeness of the environmental report. No response is necessary and the 
letters are attached at the end of the Addendum . 

(x) Comments addressing the accuracy or completeness of the Addendum were 
received during the public input period . The letters and responses follow. 



1. 

0 , Eco c 0 · 
~ &1--.,.. .,. ., ,,_ 

>~>-
San Diego County Archaeological Soc iety 

"' 0 ,_ 

" 4, -s- ' Envi ro11111 c11!:1l Rev iew Committee 
~~ ov 

0 C, 

To: 

( Cc IC/>.\. 2 October I 998 

Ms. Eil een Lower 
Land Development Review Division 
Deve lopment Se rvices Departmen t 
City of San Diego 
1222 First Aven ue, Mail Station 501 
San Diego, Ca lifo rni a 92 10 I 

Subject: Proposed Addend um to a Negative Declara ti on 
/\ 1 leync Residence 
LDR No. 98-0005 

Dear Ms. Lower: 

I have reviewed the subject document on behalf of this com mit iee of the San Diego Co unt y 
Archaeologica l Society. 

Based on the infonnation contained in the document, we agree that the project shoul d have 
no s ignifi can t adverse impacts to cult ural resources, and that no mitigati on measures an: req uired. 

SDCAS apprec iates bei ng included in the C ity's env ironm ental review process for thi s 
projec t. 

cc : SDC/\S Presiden t 
lilc 

f" ,... n , r> I 1n , 

Sincerely , 

a:~yle, Jr. , Cha ir 

Environmenta l Rev iew Committ ee 

. ,.. r" ,.,.., ,.,. A 1 1111, u , 10, ,, rn .nov; 

RESPONSE TO COMMENTS 

1. This commenl is acknowledged; no response is required. 



City of San Diego 
Planning Department 

Development and Environmental 
Planning Division 

236-6460 

,,--._ 

Negative Declaration 

DEP No. 92-0733 

SUBJECT: Pike Residence. COASTAL DEVELOPMENT PERMIT and HILLSIDE REVIEW 
PERMIT (No. 92 - 0733) for construction of an 18,220 square- foot 
single-family residence and garage on a vacant 0.8-acre parcel. The 
project site is located on the west side of La Jolla Farms Road, 
between the western and southern extent of Black Gold Road, in the La 
Jolla community (Parcel 1, Map 16819, La Jolla Farms Subdivision). 
Applicant: Joseph D. Pike. 

I. PROJECT DESCRIPTION: See attached Initial Study. 

II. ENVIRONMENTAL SETTING: See attached Initial Study . 

III. DETERMINATION: 

The City of San Diego has conducted an Initial Study and determined 
that the proposed project will not have a significant environmental 
effect and the preparation of an Environmental Impact Report will not 
be required . 

IV. DOCUMENTATION: 

The attached Initial Study documents the reasons to support the above 
Determination. 

V. MITIGATION, MONITORING AND REPORTING PROGRAM: None required. 

VI. PUBLIC REVIEW DISTRIBUTION: 

Draft copies or notice of this Negative Declaration were distributed 
to: 

City of San Diego 
Councilmember Wolfsheimer, District 1 
Planning Department 
Engineering and Development Department 
Building Inspection Department 

South Coastal Information Center 
San Diego Museum of Man 
Kumeyaay Cultural Historic Committee 
Karen Vigneault 
San Diego County Archaeological Society 
Save Everyone's Access (SEA ) 
La Jolla Farms Property Owners Association 
La Jolla Shores Association 
La Jolla Town Council 
La Jolla Communit y Planning Association 
Joseph D. Pike, Applicant 
Charles W. Christensen & Associates, Agent 
Pat Leone , Consultant 

VII . RESULTS OF PUBLIC REVIEW: 

( ) No comme nt s were received during the public input period. 
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( ) Comments were received but did not address the draft 
Negative Declaration finding or the accuracy/completeness of 
the Initial Study. No response is necessary. The letters 
are attached. 

(X) Comments addressing the findings of the draft Negative 
Declaration and/or accuracy or completeness of the Initial 
Study were received during the public input period. The 
letters and responses follow. 

Copies of the draft Negative Declaration and any Initial Study material are 
available in the office of the Development and Environmental Planning Division 
for review, or f}'1 purchase at the cost of reproduction. 

11~7'1,f__: 

Analyst: Cardenas 

Jul.z 9, 1993 
Date of Draft Report 

October 11, 1993 
Date of Final Report 
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RESPONSE TO COMMENTS 

1. Comment noted. 



City of San Diego 
Planning Department 
DEVELOPMENT AND ENVIRONMENTAL PLANNING DIVISION 
202 "C" Street, Mail Station 4C 
San Diego, CA 92101 
(619) 236-6460 

INITIAL STUDY 
DEP No. 92-0733 

SUBJECT: Pike Residence. COASTAL DEVELOPMENT PERMIT and HILLSIDE REVIEW 
PERMIT (No. 92-0733) for construction of an 18,220 square-foot 
single- family residence and garage on a vacant 0.8-acre parcel. The 
project site is located on the west side of La Jolla Farms Road, 
between the western and southern extent of Black Gold Road, in the La 
Jolla community (Parcel 1, Map 16819, La Jolla Farms Subdivision). 
Applicant: Joseph D. Pike. 

I. PURPOSE AND MAIN FEATURES: 

The proposed Coastal Development Permit and Hillside Review Permit would 
allow construction of an 18,220 square-foot, two-story single family 
residence and five-car garage on a vacant 0.8-acre parcel. The project 
would provide a paved courtyard, spa, swimming pool, brush management 
program, and landscaping. 

Site development would include minimal grading to create a level 
building pad. The grading would be primarily confined to the relatively 
flat mesa top and would not exceed the maximum 10 percent encroachment 
allowed into the Hillside Review (HR) Overlay Zone. Within the HR 
Overlay Zone, grading would be confined to the building footprint. No 
site development would occur within the western portion of the parcel 
subject to the building restricted easement. Alternative compliance 
for brush management would be provided in compliance with the City's 
Landscape Technical Manual. The Brush Management Program would include 
two zones. Zone 1 would vary in depth from 10-20 feet; Zone 2 would 
measure 40 feet in depth. Landscaping would comply with the City's 
Landscape Technical Manual and would include 12-, 15- and 20-foot trees; 
6-foot hedges; shrubs; groundcover; and lawn. 

Exterior building finishes would include stucco and a rubber membrane 
and copper roof. A total of nine parking spaces are proposed, four 
spaces in the courtyard fronting the residence and a five-car garage. 
Access to the property would be from La Jolla Farms Road via an iron 
gate. All runoff from impervious surfaces would be directed to an 
existing concrete drainage ditch which runs along the northern property 
line. 

II. ENVIRONMENTAL SETTING: 

The 0.8-acre site is located on a coastal bluff on the west side of La 
Jolla Farms Road, petween the western and southern extent of Black Gold 
Road, in the La Jolla community (Figure 1). The project site is 
designated for very low density residential development (0-5 dwelling 
units/acre) and is zoned Rl-20,000 (single-family residential). The 
western portion of the property is zoned HR (Hillside Review Overlay 
Zone), a portion of which is also subject to a building restricted 
easement. The property is vacant and currently supports non-native 
vegetation. 

The area surrounding the property is designated for very low density 
residential uses to the north, east and south; open space to the west . 

• 



Zoning includes Rl-20,000 and HR to the north and south; Rl-40,000 and 
HR to the west; and Rl -2 0,000 to the east. Single-family residence s 
surround the project site on the north, east and south; the land is 
vacant on the west. 

III. ENVIRONMENTAL ANALYSIS : See attached I n itial Study checklist. 

IV. DISCUSSION: 

The following environmental issues were considered during the review of 
the project and determined not to be significant. 

Geology 

According t o the City of San Diego Seismic Safety Study (Leighton and 
Associates, 1983), the project site is located within Geologic Risk Zone 
BC (variable risk to development) and Hazard Category No. 52 (generally 
stable). The project is located in a seismically active region of 
California; therefore, the potential exists for geologic hazards such as 
earthquakes and ground failure. However, no faults are mapped within 
1,000 feet of the property. A geologic reconnaissance was conducted for 
the project site by Geocon Inc. (August, 1992) and is available for 
review in the office of the Development and Environmental Planning 
Division. This study recommended a geotechnical investigation to 
determine specific grading and foundation recommendations. The Building 
Inspection Department will be responsible for implementation of these 
recommendations prior to the issuance of a building permit. 
Implementation of site specific grading recommendations and proper 
engineering design of the new structure would ensure that the potential 
for geologic impacts from regional hazards would be insignificant. No 
mitigation is required. 

Landform Alteration 

The project site includes the top and upper slopes of Torrey Pines Mesa, 
overlooking the Pacific Ocean to the west. The western portion of the 
property lies within the mapped Hillside Review (HR) Overlay Zone. 
Based on a slope analysis prepared for the parcel, the proposed site 
development would be primarily confined to the relatively flat mesa top 
and would not exceed the maximum 10 percent encroachment allowed into 
the HR Overlay Zone. Minimal project grading to create a level building 
pad is proposed. Grading would be confined to the building footprint 
within the HR Overlay zone and would not be visible from any public 
vantage point due to orientation. Therefore, landform alteration 
impacts are considered to be below a level of significance . No 
mitigation is required. 

Cultural Resources 

Th~ coastal areas of San Diego County are known for intense and diverse 
prehistoric occupation and important cultural resources. These areas 
have been inhabited by various cultural groups spanning 10,000 years or 
more. Camp sites and villages have been recorded along the coastal 
valleys and adjace~ mesas from Del Mar to Tijuana. A cultural resource 
survey and assessment of the project site was conducted by Brian F. 
Smith and Associates (June, 1993) and is available for review in the 
office of the Development and Environmental Planning Division. Record 
searches identified 23 prehistoric sites and one historic site 
previously recorded within a one- mile radius of the project site. No 
archaeological resources were previously recorded on the property and 
none were identified as a resul t of the survey. No mitigation is 
required. / 

• 
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V, RECOMMENDATION: 

On the basis of this initial evaluation : 

_x_ The proposed project would not have a signi f i cant effect on the 
environment, and a NEGATIVE DECLARATION should be prepared. 

Although the proposed project could have a significant effect on the 
environment, there will not be a significant effect in this case b e c ause 
the mitigation measures described in Section IV above have been added to 
the project. A MITIGATED NEGATIVE DECLARATION should be prepared. 

The proposed project MAY have a significant effect on the environment, 
and an ENVIRONMENTAL IMPACT REPORT should be required. 

PROJECT ANALYST: Cardenas 

, Attachments: Figure 1. Location Map 
Initial Study Checklist 
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III. ENVIRONMENTAL ANALYSIS: 

-
Initial Study Checklist 
Date June 17,1993 

DEP No. 92-0733 

This Initial Study checklist is designed to identify the potential for 
significant environmental impacts which could be associated with a project. 
All answers of "yes" and "maybe" indicate that there is a potential for 
significant environmental impacts and these determinations are explained in 
Section IV. 

A. Geology/Soils. Will the proposal result in: 

1. 

2. 

Exposure of people or property to 
geologic hazards such as earthquakes, 
landslides, mudslides, ground 
failure, or similar hazards? 
GEOLOGY RATED VARIABLE RISK TO DEVEL­
OPMENT AND GENERALLY STABLE/NO FAULTS 
WITHIN 5QQ~FT/SEE DISCUSSION 

Any increase in wind or water erosion 
of soils, either on or off the site? 
TEMPOR.A~XLDURING CONSTRUCTION ONLY 

B. Air. Will the proposal result in: 

C. 

1. 

2. 

3. 

4. 

5. 

6. 

Air emissions which would substantially 
deteriorate ambient air quality? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

The exposure of sensitive receptors to 
substantial pollutant concentrations? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

The creation of objectionable odors? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

The creation of dust? 
TEMPORARXLDURING CQNSTRUCTION ONLY 

Any alteration of air movement in 
the area of the project? 
NOMINAL CHANGE/DEVELOPMENT OF 2-STORY, 
SINGLE-FAMILY RESIDENCE 

A substantial alteration in moisture, 
or temperature, or any change in 
climate, eith_er locally or regionally? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Hydrology/Water Quality. 
result in: 

Will the proposal 

1. Changes in currents, or the course 
or direction of water movements, in 
either marine or fresh waters? 
DEVELOPMENT OF SINGLE- FAMILY RESIDENCE 

Yes Maybe No 

_x_ 

_x_ 

.....2L 

_x_ 

_x_ 

_x_ 

_x_ 

_x_ 

_x_ 



D. 

2. Change.9. in absorption rates, drainage 
patterns, or the rate and amount of 
surface runoff? 
NOMINAL CHANGE/DEVELOPMENT OF SINGLE­
FAMILY RESIDENCE/RUNOFF CHANNELED INTO 
EXISTING CONCRETE QE,AINAGE DITCH 

3. Alterations to the course or flow of 
flood waters? 

4. 

5. 

6. 

7. 

8. 

NO WATER COURSES NEARBY/ DEVELOPMENT 
OF SINGLE-FAMILY RESIDENCE 

Discharge into surface or ground waters, 
or in any alteration of surface or 
ground water quality, including, but 
not limited to temperature, dissolved 
oxygen or turbidity? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Discharge into surface or ground waters, 
significant amounts of pesticides, 
herbicides, fertilizers, gas, oil, 
or other noxious chemicals? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Change in deposition or erosion of beach 
sands, or changes in siltation, deposi­
tion or erosion which may modify the 
channel of a river or stream or the bed 
of the ocean or any bay, inlet or lake? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 
/RUNOFF CHANNELED INTO EXISTING CON­
CRETE DRAINAGE DITCH 

Exposure of people or property to water 
related hazards such as flooding? 
NO WATER COURSES NEARBY 

. Change in the amount of surface water 
in any water body? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Biology. Will the proposal result in: 

1. 

2. 

3. 

A reduction in the number of any unique, 
rare, endangered, sensitive, or fully 
protected species of plants or animals? 
DEVELOPED PARCEL/NO SUCH SPECIES ON­
SITE 

A substantial change in the diversity 
of any species of animals or plants? 
DEVELOPED PARCEL 

Introduction of invasive species of 
plants into the area? 
DEVELOPED PARCEL/LANDSCAPING COMPLIES 
WITH CITY'S LANDSCAPE TECHNICAL MANUAL 
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Yes Maybe No 

J_ 

J_ 

J_ 

J_ 

J_ 

J_ 

J_ 

J_ 

J_ 

J_ 

/ 



4. 

5. 

6. 

Interference with the movement of any 
resident or migratory fish or wildlife 
species? 
DEVELOPED PARCEL/NO SUCH SPECIES ON­
SITE 

In impact on a sensitive habitat, 
including, but not limited to streamside 
vegetation, oak woodland, vernal pools, 
coastal salt marsh, lagoon, wetland, or 
coastal sage scrub or chaparral? 
DEVELOPED PARCEL/NO SUCH HABITAT ON­
SITE 

Deterioration of existing fish or 
wildlife habitat? 
DEVELOPED PARCEL/NO SUCH HABITAT ON­
SITE 

E. Noise. Will the proposal result in: 

F. 

G. 

1. 

2. 

3. 

A significant increase in the 
existing ambient noise levels? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Exposure of people to noise levels which 
exceed the City's adopted~ noise 
ordinance? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Exposure of people to current or future 
transportation noise levels which exceed 
standards established in the Transpor­
tation Element of the General Plan? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Light, Glare and Shading. Will the proposal 
result in: 

1. 

2. 

Substantial light or glare? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Substantial shading of other properties? 
DEVELOPMENT OF 2-STORY, SINGLE-FAMILY 
RESIDENCE{MAXIMPM_HEJGHT 28. 5 FEET 

Land Use. Will the proposal result in: 

1. 

2. 

A land use which is inconsistent with 
the adopted community plan land use 
designation for the site? 
AREA DESIGNATED FOR OPEN SPACE AND 
VERY LOW DENSITY RESIDENTIAL USE 

A conflict with the goals, objectives 
and recommendations of the community 
plan in which it is located? 
AREA DESIGNATED FOR OPEN SPACE AND 
VERY LOW DENSITY RESIDENTIAL USE 
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Yes Maybe No 

_x__ 

_x__ 

_x__ 

_x__ 

_x__ 

_x__ 

_x__ 

_x__ 

_x__ 

X I --- I 



H. 

I. 

J. 

K. 

L. 

3. 

4. 

A conf_l.ict with adop°ted environmental 
plans for the area? 
AREA DESIGNATED_ FOR OPEN _SPACE AND 
VERY LOW DENSITY EEAJDENTIAL USE 

Land uses which are not compatible with 
aircraft accident potential as defined by 
a SANDAG Airport Land Use Plan (ALUC)? 
NOT APPLICABLE 

Natural Resources. Will the proposal result in: 

1. 

2. 

The prevention of future extraction of 
sand and gravel resources? 
DEVELOPED AREA/NO SUCH RESOURCES ON­
SITE 

The conversion of agricultural land 
to nonagricultural use or impairment 
of the agricultural productivity of 
agricultural land? 
DEVELOPED AREA/NO SUCH LAND ON-SITE 

Recreational Resources: Will the proposal 
result in an impact upon the quality 
or quantity of existing recreational 
opportunities? 
AREA DESIGNATED FOR.OPEN SPACE AND 
VERY LOW DENSITY RESIDENTIAL USE 

Population. Will the proposal alter the 
planned location, distribution, 
density, or growth rate of the 
population of an area? 
AREA DESIGNATED FOR OPEN SPACE AND 
VERY LOW DENSITY RESIDENTIAL USE/ 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Housing. Will the proposal affect existing 
housing in the community, or create a 
demand for additional housing? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 
ON VACANT PARCEL 

Transportation/Circulation. 
result in: 

Will the proposal 

1. 

2. 

3. 

Traffic generation in excess of specific/ 
community pla-n allocation? 
PROJECT WILL GENERATE 9 ADTS 

An increase in projected traffic which 
is substantial in relation to the 
capacity of the street system? 
PROJECT WILL GENERATE 9 ADTS 

An increased demand for off-site parking? 
2 PARKING SPACES REQUIRED/ 5 PARKING 
SPACES PROPOSED 
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Yes Maybe No 

__x_ 

__x_ 

__x_ 

__x_ 

__x_ 

__x_ 

__x_ 

__x_ 

__x_ 

__x_ 



4. 

5. 

6. 

Effecta on existing parking? 
2 PARKING SPACES REQUIRED/ 5 PARKING 
SPACES PROPOSED 

Substantial impact upon existing or 
planned transportation systems? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Alterations to present circulation 
movements including effects on existing 
public access to beaches, parks, or 
other open space areas? 
NO SUCH ACCESS ON-SITE 

7. Increase in traffic hazards to motor 
vehicles, bicyclists or pedestrians? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

M. Public Services. Will the proposal have an 
effect upon, or result in a need for new or 
altered governmental services in any of the 
following areas: 

N. 

a. Fire protection? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

b. Police protection? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

c. Schools? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

d. Parks or other recreational 
facilities? 

DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

e. Maintenance of public 
facilities, including roads? 

DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

f. Other governmental services? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Utilities. Will the proposal result in a 
need for new systems, or require substantial 
alterations to existing utilities, including: 

a. Power? 
URBANIZED AREA/ ALL UTI LITIES AVAILABLE 

b. Natural gas? 
URBANIZED AREA/ALL UTILITIES AVAILABLE 

c. Communications systems? 
URBANIZED AREA/ALL UTILITIES AVAILABLE 

d. Wate r? 
URBANIZED AREA/ALL UTILITIES AVAILABLE 
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Yes Maybe No 

....L 

....L 
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....L 

....L 

....L 

....L 

....L 

....L 

....L 

....L 

....L 

....L 

....L / 



0. 

e. Sewer? 
URBANIZED AREA/ALL UTILITIES AVAILABLE 

f. Storm water drainage? 
URBANIZED AREA/ALL UTILITIES AVAILABLE 

g. Solid waste disposal? 
URBANIZED AREA/ALL UTILITIES AVAILABLE 

Energy. Will the proposal result in the use 
of excessive amounts of fuel or energy? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Yes 

P. Water Conservation. Will the proposal result in: 

1. 

2. 

Use of excessive amounts of water? 
LANDSCAPING COMPLIES WITH CITY'S LAND­
SCAPE TECHNICAL MANUAL 

Landscaping which is predominantly 
non-drought resistant vegetation? 
LANDSCAPING COMPLIES WITH CITY'S LAND­
SCAPE TECHNICAL MANUAL 

Q. Neighborhood Character/Aesthetics. Will the 
proposal result in: 

1. 

2. 

3. 

4. 

5. 

6. 

The obstruction of any vista or scenic 
view from a public viewing area? 
NO SUCH VIEWS ON-SITE/DEVELOPMENT OF 
2-STORY, SINGLE-FAMILY RESIDENCE/MAX­
IMUM HEIGHT 28.5 FEET 

The creation of a negative aesthetic 
site or project? 
DEVELOPMENT OF 2-STORY, SINGLE-FAMILY 
RESIDENCE 

Project bulk, scale, materials, or 
style which will be incompatible with 
surrounding development? 
DEVELOPMENT OF 2-STORY, SINGLE-FAMILY 
RESIDENCE 

Substantial alteration to the existing 
character of the area? 
DEVELOPMENT OF 2-STORY, SINGLE-FAMILY 
RESIDENCE 

The loss of any distinctive or landmark 
tree(s), or a stand of mature trees? 
NO SUCH TREES ON-SITE 

Substantial change in topography or 
ground surface relief features? 
ONLY MINOR GRADING PROPOSED 
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Maybe No 

__L 

....x_ 
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__L 

__L 

__L 

__L 

__L 



7. The loss, covering or modification of 
any unique geologic or physical features 
such as a natural canyon, sandstone 
bluff, rock outcrop, or hillside with 
a slope in exces s of 25 percent? 
PROJECT LIES WITHIN HILLSIDE REVIEW 
OVERLAY ~ZONE/SEE DISCUSSION 

R. Cultural Resources. Will the proposal 
result in: 

s. 

T. 

1. 

2. 

3. 

Alteration of or the destruction of a 
prehistoric or historic archaeological 
site? 
NO SUCH RESOURCES ON-SITE/SEE DISCUS ­
SION 

Adverse physical or aesthetic effects 
to a prehistoric or historic building, 
structure, object, or site? 
NO SUCH RESOURCES ON-SITE/SEE DISCUS­
SION 

Adverse physical or aes t hetic effects 
to an architecturally significant 
building, structure, or object? 
NO SUCH RESOURCES ON-SITE /S EE DISCUS­
SION 

4. Any impact to existing religious or 
sacred uses within the potential 
impact area? 
NO SUCH USES ON-SITE/SEE DISCUSSION 

Paleontological Resources. Will the 
proposal result in the loss of 
paleontological resources? 
LINDAVISTA FORMATION VERY LOW POTEN ­
TIAL/SCRIPPS FORMATION MODERATE POTEN­
TIALLONLY MINOR GRADING PROPOSED 

Human Health/Public Safety. 
proposal result in: 

Will the 

1. 

2. 

3. 

Creation of any health hazard or 
potential health hazard (excluding 
mental health)? 
DEVELOPMENT OF SINGLE- FAMILY RESIDENCE 

Exposure of people to potential 
health hazard s? 
DEVELOPMENT OF SI NGLE-FAMILY RESIDE NCE 

A future risk of an e xplosion or the 
release of hazardous subs t ances 
(including but no t limited to gas, 
oil, pesticides, chemicals, radiation , 
or explosives)? 
DEVELOPMENT OF SINGLE- FAMILY RESIDENCE 

--
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Yes Maybe No 

U. Mandatory Findings of Significance. 

1. 

2. 

3. 

4. 

Does the project have the potential to 
degrade the quality of the environment, 
substantially reduce the habitat of a fish 
or wildlife species, cause a fish or 
wildl ife population to drop below self 
sustaining levels, threaten to eliminate 
a plant or animal community, reduce the 
number or restrict the range of a rare or 
endangered plant or animal, or eliminate 
important examples of the major periods 
of California history or prehistory? 
DEVELOPED AREA/NO SUCH RESOURCES ON -
SITE 

Does the project have the potential to 
achieve short - term, to the disadvantage 
of long-term, environmental goals (A 
short - term impact on the environment is 
one which occurs in a relatively brief, 
definitive period of time while iong-term 
impacts will endure well into the 
future.)? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

Does the project have impacts which are 
individually limited, but cumulatively 
considerable (A project may impact on two 
or more separate resources where the impact 
on each resource is relatively small, but 
where the effect of the total of those 
impacts on the environment is 
significant.)? 
DEVELOPMENT OF SINGLE- FAMILY RESIDENCE 

Does the project have environmental 
effects which will cause substantial 
adverse effects on human beings, either 
directly or indirectly? 
DEVELOPMENT OF SINGLE-FAMILY RESIDENCE 

...x_ 

...x_ 

...x_ 

...x_ 
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INTRODUCTION 
 
The following biological resources technical report describes a detailed assessment of 
potential sensitive natural resources located within and immediately adjacent to the 
proposed Gilbert Residence 9860 La Jolla Farms Road Project No.1055647 (Project 
Site).  Specifically, the report has been prepared to support the California Environmental 
Quality Act (CEQA), California Natural Communities Conservation Planning (NCCP) Act 
of 1992 City of San Diego Subarea Plan, and Environmentally Sensitive Lands 
Regulations (ESL) compliance review process conducted by the City of San Diego, 
California.  As discussed below, the assessment included a thorough literature review, 
site reconnaissance characterizing baseline conditions including floral, faunal, and 
dominant vegetation communities, sensitive species observations, impact analysis, and 
proposed mitigation measures. 
 
PROJECT LOCATION 
 
The 0.80-acre Project Site is located in the Community of La Jolla within the City of San 
Diego, California extending west of La Jolla Farms Road as shown in Figure 1, Regional 
Location Map, and Figure 2 Project Site Map.  The Project Site includes Assessor Parcel 
Number (APN) 350-251-03.   
 
The Project Site is located completely within the Multiple Species Conservation Program 
(MSCP) planning area and is located within the City of San Diego MSCP Subarea Plan.   
 

Multi-Habitat Planning Area 
 
The Project Site is not located within or adjacent to a Multi-Habitat Planning Area (MHPA) 
or hardline.  Therefore, no conservation or landuse adjacency guidelines (Section 1.4.3) 
are applicable. 
 

Coastal Overlay Zone 
 
The Project Site is located within the Coastal Overlay Zone.  Compliance with ESL 
regulations for projects located within the Coastal Overlay Zone are applicable. 
 

Wetlands 
 
No wetland features are located within or adjacent to the Project Site. 
 

Steep Hillsides 
 
The Project Site is located within an area designated as Steep Hillsides.   Compliance 
with ESL regulations for projects located within Steep Hillsides are applicable. 
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DESCRIPTION  
 
The proposed project includes the addition and expansion to an existing residence 
including remodel of the exiting outdoor living space including pool and spa, extending 
west of the existing developed footprint and assessor dwelling unit (ADU). 
 
 

METHODOLOGY 
 
LITERATURE REVIEW 
 
Existing biological resource conditions within and adjacent to the Project Site were initially 
investigated through review of pertinent scientific literature.  Federal register listings, 
protocols, and species data provided by the United States Fish and Wildlife Service 
(USFWS) were reviewed in conjunction with anticipated federally listed species potentially 
occurring within the Project Site.  The California Natural Diversity Database (CNDDB), a 
California Department of Fish and Wildlife (CDFW) Natural Heritage Division species 
account database, San Diego Association of Governments (SANDAG) and San Diego 
Natural History Museum resources, were also reviewed for all pertinent information 
regarding the locations of known occurrences of sensitive species in the vicinity of the 
property.  In addition, numerous regional floral and faunal field guides were utilized in the 
identification of species and suitable habitats.  Combined, the reviewed sources provided 
an excellent baseline from which to inventory the biological resources potentially 
occurring in the area.  Other sources of information included the review of unpublished 
biological resource letter reports and assessments.   
 
FIELD SURVEYS  
 
A reconnaissance survey of the Project Site was conducted on March 20th, 2023 (10am 
– 11:30am) by Ruben Ramirez of Cadre Environmental (USFWS permit 780566-14, S-
210270008-21061-001) in order to characterize and identify potential sensitive plant and 
wildlife habitats, and to establish the accuracy of the data identified in the literature 
search.  Geologic and soil maps were examined to identify local soil types that may 
support sensitive taxa.  Aerial photograph, topographic maps, vegetation and rare plant 
maps prepared for previous studies in the region were used to determine community 
types and other physical features that may support sensitive plants/wildlife, uncommon 
taxa, or rare communities that occur within or adjacent to the Project Site.  Habitat 
assessments were conducted for, but not limited to the following target species/groups. 
 
• narrow endemic species 
• sensitive plants 
• sensitive wildlife 
• riparian, wetland and vernal pool resources 

 
Vegetation Communities/Habitat Classification Mapping 

 
Natural community names and hierarchical structure follows the modified Holland system 
of classification (SANDAG 2011). 
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Floristic Plant Inventory 

A general plant survey was conducted throughout the Project Site during the initial 
reconnaissance in a collective effort to identify all species occurring onsite.   

All plants observed during the survey efforts were either identified in the field or collected 
and later identified using taxonomic keys.  Plant taxonomy follows Hickman (1993). 
Scientific nomenclature and common names used in this report generally follow Jepson 
eFlora for updated taxonomy (Jepson Herbarium 2023).  Scientific names are included only 
at the first mention of a species; thereafter, common names alone are used.   

Wildlife Resources Inventory 

All animals identified during the reconnaissance survey by sight, call, tracks, scat, or other 
characteristic sign were recorded onto a 1:200 scale orthorectified color aerial photograph 
or documented using a global positioning system (GPS).  In addition to species actually 
detected, expected use of the site by other wildlife was derived from the analysis of 
habitats on the site, combined with known habitat preferences of regionally occurring 
wildlife species.   

Vertebrate taxonomy followed in this report is according to the Center for North American 
Herpetology (2023 for amphibians and reptiles), the American Ornithologists’ Union (1988 
and supplemental) for birds, and Baker et al. (2003) for mammals.  Both common and 
scientific names are used during the first mention of a species; common names only are 
used in the remainder of the text.   

Regional Connectivity/Wildlife Movement Corridors 

The analysis of wildlife movement corridors associated with the Project Site and 
immediate vicinity is based on information compiled from literature, analysis of the aerial 
photograph data, and direct observations made in the field during the reconnaissance site 
visit. 

A literature review was conducted that includes documents on island biogeography 
(studies of fragmented and isolated habitat “islands”), reports on wildlife home range sizes 
and migration patterns, and studies on wildlife dispersal.  Wildlife movement studies 
conducted in southern California were also reviewed.  Use of field-verified digital data, in 
conjunction with the Geographic Information System (GIS) database, allowed proper 
identification of regional vegetation communities and drainage features. This information 
was crucial to assessing the relationship of the Project Site to large open space areas in 
the immediate vicinity and was also evaluated in terms of connectivity and habitat 
linkages.  Relative to corridor issues, the discussions in this report are intended to focus 
on wildlife movement associated within the Project Site and the immediate vicinity. 

Jurisdictional Resources Assessment 

The Project Site was assessed for potential jurisdiction resources regulated by the United 
States Army Corps of Engineers (USACE), CDFW, and Regional Water Quality Control 
Board (RWQCB) in March 2023 to determine if a formal delineation is warranted. 
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EXISTING ENVIRONMENTAL SETTING 

SURROUNDING LAND USES/TOPOGRAPHY/SOILS 

The 0.80-acre Project Site is dominated by a developed (residence) ornamental 
landscaping and Diegan coastal sage scrub vegetation communities which are described 
in this report, illustrated in Figure 3, Vegetation Communities Map, Figures 4-5, Current 
Project Site Photographs, and tabulated in Table 1, Project Site Vegetation Community 
Acreages.  The Project Site is bordered to the north, south and east by residential 
development.  The western region of the Project Site is bordered by open space 
undeveloped habitats.   

The Soil Conservation Service (SCS)1 and Soil Survey of the San Diego Area has the 
following soils mapped within the boundary of the property as illustrated in Figure 6, Soils 
Association Map.: Chesterton fine sandy loam, 2 to 5 percent slopes (CfB), and Terrace 
escarpments (TeF). 

VEGETATION COMMUNITIES 

Natural community names and hierarchical structure follows the modified Holland system 
of classification (SANDAG 2011). 

Urban/Developed (12000) 

The majority of the Project Site is characterized as an existing residence including front 
and backyard hardscaping and swimming pool.  Ornamental landscaping is located 
adjacent to the existing residence and extends west into the undeveloped slopes within 
the Project Site.  Species include but are not limited to hottentot fig (Carpobrotus edulis), 
Indian hawthorn (Rhaphiolepis indica), pink rock-rose (Cistus criticus), candelabra aloe 
(Aloe arborescens), jade plant (Crassula ovata), Bougainvillea (Bougainvillea sp.), 
African daisy (Dimorphotheca sinuate), ngaio tree (Myoporum laetum), pampas grass 
(Cortaderia jubata),  sow thistle (Sonchus oleraceus), horseweed (Erigeron canadensis), 
and turf. 

Diegan Coastal Sage Scrub (32500) 

Diegan coastal sage scrub is located in the extreme western region of the Project Site 
and extends offsite into the adjacent open space.  This vegetation community is 
characterized almost exclusively by lemonade berry (Rhus integrifolia). The understory 
and less common species documented within this vegetation community are listed in the 
previous description of Urban/Developed including hottentot fig, jade plant African daisy 
pampas grass, sow thistle (Sonchus oleraceus), and horseweed. 
 . 

1 SCS is now known as the National Resource Conservation Service (NRCS). 
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Table 1. 
Project Site Vegetation Community Acreages 

 
Vegetation Community City of San 

Diego MSCP 
Tier 

 
Project Site 

 (ac) 
Urban/Developed   N/A 0.74 
Diegan Coastal Sage Scrub  II 0.06 

TOTAL  0.80 
Source: Cadre Environmental 2023. 
 
GENERAL PLANT & WILDLIFE SPECIES  
 
A complete list of plant species documented within the Project Site are presented in the 
previous section.  General wildlife species documented onsite or within the vicinity during 
the site assessment include red tailed hawk (Buteo jamaicensis), mourning dove (Zenaida 
macroura), Anna’s hummingbird (Calypte anna), white-crowned sparrow (Zonotrichia 
leucophrys), American robin (Turdus migratorius), northern mockingbird (Mimus 
polyglottos), black phoebe (Sayornis nigricans), American crow (Corvus 
brachyrhynchos), and house finch (Haemorhous mexicanus).  
 
JURISDICTIONAL RESOURCES ASSESSMENT 
 
No jurisdictional wetlands or resources regulated by the USACE, CDFW or RWQCB are 
located within or adjacent to the Project Site. 
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SENSITIVE BIOLOGICAL RESOURCES 
 
The following discussion describes the plant and wildlife species present, or potentially 
present within the property boundaries, that have been afforded special recognition by 
federal, state, or local resource conservation agencies and organizations, principally due 
to the species’ declining or limited population sizes, usually resulting from habitat loss.  
Also discussed are habitats that are unique, of relatively limited distribution, or of 
particular value to wildlife.  Protected sensitive species are classified by state and/or 
federal resource management agencies, or both, as threatened or endangered, under 
provisions of the state and federal endangered species act.  Vulnerable or “at-risk” 
species that are proposed for listing as threatened or endangered (and thereby for 
protected status) are categorized administratively as "candidates" by the USFWS.  CDFW 
uses various terminology and classifications to describe vulnerable species.  There are 
additional sensitive species classifications applicable in California.  These are described 
below. 
 
Sensitive biological resources are habitats or individual species that have special 
recognition by federal, state, or local conservation agencies and organizations as 
endangered, threatened, or rare.  The CDFW, USFWS, and special groups like the CNPS 
maintain watch lists of such resources.  For the purpose of this assessment sources used 
to determine the sensitive status of biological resources are: 

 
Plants:  USFWS (2023), CNDDB (CDFW 2023a), CDFW (2023d, 2023e), 

CNPS (2023), and Skinner and Pavlik (1994), 
 
Wildlife:  California Wildlife Habitat Relationships (2008), USFWS (2023), 

CNDDB (CDFW 2023a), and CDFW (2023b, 2023c).  
 
Habitats:  CNDDB (CDFW 2023a, 2023f). 

 
FEDERAL PROTECTION AND CLASSIFICATIONS 
 
The Federal Endangered Species Act of 1973 (FESA) defines an endangered species as 
“any species that is in danger of extinction throughout all or a significant portion of its 
range...” Threatened species are defined as “any species which is likely to become an 
endangered species within the foreseeable future throughout all or a significant portion of 
its range.”  Under provisions of Section 9(a)(1)(B) of the FESA it is unlawful to “take” any 
listed species.  “Take” is defined as follows in Section 3(18) of the FESA:  “...harass, 
harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to attempt to engage in 
any such conduct.”  Further, the USFWS, through regulation, has interpreted the terms 
“harm” and “harass” to include certain types of habitat modification as forms of a “take.”  
These interpretations, however, are generally considered and applied on a case-by-case 
basis and often vary from species to species.  In a case where a property owner seeks 
permission from a federal agency for an action that could affect a federally listed plant 
and animal species, the property owner and agency are required to consult with USFWS.  
Section 9(a)(2)(b) of the FESA addresses the protections afforded to listed plants.  
Recently, the USFWS instituted changes in the listing status of former candidate species.  
Former C1 (candidate) species are now referred to simply as candidate species and 
represent the only candidates for listing.  Former C2 species (for which the USFWS had 
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insufficient evidence to warrant listing at this time) and C3 species (either extinct, no 
longer a valid taxon or more abundant than was formerly believed) are no longer 
considered as candidate species.  Therefore, these species are no longer maintained in 
list form by the USFWS, nor are they formally protected.  However, some USFWS field 
offices have issued memoranda stating that former C2 species are henceforth to be 
considered Federal Species of Concern.  This term is employed in this document, but 
carries no official protections.  All references to federally protected species in this report 
(whether listed, proposed for listing or candidate) include the most current published 
status or candidate category to which each species has been assigned by USFWS. 
 
For purposes of this assessment, the following acronyms are used for federal status 
species: 
 

FE Federal Endangered 
FT Federal Threatened 
FPE Federal Proposed Endangered 
FPT Federal Proposed Threatened 
FC Federal Candidate for Listing 

 
The designation of critical habitat can also have a significant impact on the development 
of land designated as “critical habitat.”  The FESA prohibits federal agencies from taking 
any action that will “adversely modify or destroy” critical habitat (16 U.S.C. § 1536(a)(2)).  
This provision of the FESA applies to the issuance of permits by federal agencies.  Before 
approving an action affecting critical habitat, the federal agency is required to consult with 
the USFWS who then issues a biological opinion evaluating whether the action will 
“adversely modify” critical habitat.  Thus, the designation of critical habitat effectively gives 
the USFWS extensive regulatory control over the development of land designated as 
critical habitat.   
 
The Migratory Bird Treaty Act of 1918 (MBTA) makes it unlawful to “take” any migratory 
bird or part, nest, or egg of such bird listed in wildlife protection treaties between the 
United States and Great Britain, the Republic of Mexico, Japan, and the Union of Soviet 
States. For purposes of the MBTA, “take” is defined as to pursue, hunt, capture, kill, or 
possess or attempt to do the same. 
  
The Bald Eagle and Golden Eagle Protection Act explicitly protects the bald eagle and 
golden eagle and imposes its own prohibition on any taking of these species. As defined 
in this act, take means to pursue, shoot, shoot at, poison, wound, kill, capture, trap, 
collect, or molest or disturb. Current USFWS policy is not to refer the incidental take of 
bald eagles for prosecution under the Bald Eagle and Golden Eagle Protection Act (16 
U.S.C. 668-668d). 
 
STATE PROTECTION AND CLASSIFICATIONS 
 
California's Endangered Species Act (CESA) defines an endangered species as “...a 
native species or subspecies of a bird, mammal, fish, amphibian, reptile, or plant which 
is in serious danger of becoming extinct throughout all, or a significant portion, of its range 

http://en.wikipedia.org/wiki/United_States_Code
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due to one or more causes, including loss of habitat, change in habitat, overexploitation, 
predation, competition, or disease.”  The State defines a threatened species as “...a native 
species or subspecies of a bird, mammal, fish, amphibian, reptile, or plant that, although 
not presently threatened with extinction, is likely to become an endangered species in the 
foreseeable future in the absence of the special protection and management efforts 
required by this chapter.  Any animal determined by the commission as rare on or before 
January 1, 1985 is a threatened species.”  Candidate species are defined as “...a native 
species or subspecies of a bird, mammal, fish, amphibian, reptile, or plant that the 
commission has formally noticed as being under review by the department for addition to 
either the list of endangered species or the list of threatened species, or a species for 
which the commission has published a notice of proposed regulation to add the species 
to either list.”  Candidate species may be afforded temporary protection as though they 
were already listed as threatened or endangered at the discretion of the Fish and Game 
Commission.  Unlike FESA, CESA does not include listing provisions for invertebrate 
species. 
 
Article 3, Sections 2080 through 2085, of CESA addresses the taking of threatened or 
endangered species by stating “No person shall import into this state, export out of this 
state, or take, possess, purchase, or sell within this state, any species, or any part or 
product thereof, that the commission determines to be an endangered species or a 
threatened species, or attempt any of those acts, except as otherwise provided...”  Under 
CESA, “take” is defined as “...hunt, pursue, catch, capture, or kill, or attempt to hunt, 
pursue, catch, capture, or kill.”  Exceptions authorized by the state to allow “take” require 
“...permits or memorandums of understanding...” and can be authorized for 
“...endangered species, threatened species, or candidate species for scientific, 
educational, or management purposes.”  Sections 1901 and 1913 of the California Fish 
and Game Code provide that notification is required prior to disturbance. 
 
Additionally, some sensitive mammals and birds are protected by the State as Fully 
Protected Mammals or Fully Protected Birds, as described in the California Fish and 
Game Code, Sections 4700 and 3511, respectively.  CSC (“special” animals and plants) 
listings include special status species, including all state and federal protected and 
candidate taxa, Bureau of Land Management (BLM) and US Forest Service (USFS) 
sensitive species, species considered to be declining or rare by the CNPS or National 
Audubon Society, and a selection of species which are considered to be under population 
stress but are not formally proposed for listing.  This list is primarily a working document 
for the CDFW's CNDDB project.  Informally listed taxa are not protected per se, but 
warrant consideration in the preparation of biotic assessments.  For some species, the 
CNDDB is only concerned with specific portions of the life history, such as roosts, 
rookeries, or nest sites.  For the purposes of this assessment, the following acronyms are 
used for State status species: 
 

SE State Endangered 
ST State Threatened 
SCE State Candidate Endangered 
SCT State Candidate Threatened 
SFP State Fully Protected 
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SP State Protected 
SR State Rare 
SSC California Species of Special Concern 
SWL California Watch List 

 
Nesting birds, including raptors, are protected under California Fish and Game Code 
Section 3503, which reads, “It is unlawful to take, possess, or needlessly destroy the nest 
or eggs of any bird, except as otherwise provided by this code or any regulation made 
pursuant thereto.” In addition, under California Fish and Game Code Section 3503.5, “it 
is unlawful to take, possess, or destroy any birds in the orders Falconiformes or 
Strigiformes (birds-of-prey) or to take, possess, or destroy the nest or eggs of any such 
bird except as otherwise provided by this code or any regulation adopted pursuant 
thereto”. Passerines and non-passerine land birds are further protected under California 
Fish and Game Code 3513. As such, CDFW typically recommends surveys for nesting 
birds that could potentially be directly (e.g., actual removal of trees/vegetation) or 
indirectly (e.g., noise disturbance) impacted by project-related activities. Disturbance 
during the breeding season could result in the incidental loss of fertile eggs or nestlings, 
or otherwise lead to nest abandonment. Disturbance that causes nest abandonment 
and/or loss of reproductive effort is considered “take” by CDFW.  
 
The CNPS is a private plant conservation organization dedicated to the monitoring and 
protection of sensitive species in the State.  This organization has compiled an inventory 
comprised of the information focusing on geographic distribution and qualitative 
characterization of rare, threatened, or endangered vascular plant species of California 
(Tibor 2001).  The list serves as the candidate list for listing as threatened and 
endangered by CDFW.  The CNPS has developed five categories of rarity (CRPR): 
 

CRPR 1A Presumed extinct in California 
CRPR 1B Rare, threatened, or endangered in California and elsewhere 
CRPR 2A Plants presumed extirpated in California but common elsewhere 

CRPR 2B Plants rare, threatened, or endangered in California but more 
common elsewhere 

CRPR 3 Plants about which we need more information – a review list 

CRPR 4 
Species of limited distribution in California (i.e., naturally rare in 
the wild), but whose existence does not appear to be 
susceptible to threat 

 
As stated by the CNPS: 

 
“Threat Rank is an extension added onto the California Rare Plant Rank 
and designates the level of endangerment by a 1 to 3 ranking with 1 being 
the most endangered and 3 being the least endangered. A Threat Rank is 
present for all California Rare Plant Rank 1B's, 2's, 4's, and the majority of 
California Rare Plant Rank 3's. California Rare Plant Rank 4 plants are 
seldom assigned a Threat Rank of 0.1, as they generally have large enough 
populations to not have significant threats to their continued existence in 
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California; however, certain conditions exist to make the plant a species of 
concern and hence be assigned a California Rare Plant Rank. In addition, 
all California Rare Plant Rank 1A (presumed extinct in California), and some 
California Rare Plant Rank 3 (need more information) plants, which lack 
threat information, do not have a Threat Rank extension.” (CNPS 2010) 
 

0.1 Seriously threatened in California (over 80% of occurrences 
threatened / high degree and immediacy of threat) 

0.2 Fairly threatened in California (20-80% occurrences threatened / 
moderate degree and immediacy of threat)  

0.3 
Not very threatened in California (<20% of occurrences 
threatened / low degree and immediacy of threat or no current 
threats known) 

 
SENSITIVE HABITATS 
 
As stated by CDFW: 

 
“One purpose of the vegetation classification is to assist in determining the 
level of rarity and imperilment of vegetation types. Ranking of alliances 
according to their degree of imperilment (as measured by rarity, trends, and 
threats) follows NatureServe’s Heritage Methodology, in which all alliances 
are listed with a G (global) and S (state) rank. For alliances with State ranks 
of S1-S3, all associations within them are also considered to be highly 
imperiled” (CDFW 2010) 
 

The 0.06-acre of Diegan coastal sage scrub located within the western region of the 
Project Site represents a sensitive habitat and Environmental Sensitive Lands (ESL). 
 
SENSITIVE PLANTS 
 
A comprehensive assessment for City of San Diego Subarea Plan Narrow Endemic (NE) 
sensitive plant species known to occur within the region and the potential for occurrence 
within the Project Site is presented in Table 2, Narrow Endemic Sensitive Plant Species 
with the Potential for Occurrence. 
 

Table 2.  
Narrow Endemic Sensitive Plant Species with the Potential for Occurrence 

 
Common Name 
Scientific Name 

Listing 
Status 

Comments 

Aphanisma  
Aphanisma blitoides 

CRPR 1B.2 
NE 

Occurs in sandy or gravelly substrates 
within coastal bluff scrub or dune 
habitats and generally blooms from 
February to June. 
 
Not detected. 
 
 
 

http://www.natureserve.org/publications/ConsStatusAssess_RankMethodology.jsp
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Common Name 
Scientific Name 

Listing 
Status 

Comments 

California Orcutt Grass 
Orcuttia californica 

FE/SE 
CRPR 1B.1 

NE 

Occurs in vernal pools.   
 
Not detected or expected to occur 
onsite based on the lack of suitable 
vernal pool habitat. 
 

Coastal Dunes Milk Vetch 
Astragalus tener var. titi 

CRPR 1B.1 
NE 

Occurs in vernally mesic areas within 
coastal bluff scrub, dunes and prairie 
habitats and generally blooms from 
March to May. 
 
Not detected or expected to occur 
onsite based on the lack of suitable 
habitats. 
 

Encinitas Baccharis 
Baccharis vanessae 

FT/SE 
CRPR 1B.1 

NE 

Occurs in sandstone maritime 
chaparral habitat.  
 
Not detected. 
 

Otay Mesa Mint 
Pogogyne nudiuscula 

FE/SE 
CRPR 1B.1 

NE 

Occurs in vernal pools.   
 
Not detected or expected to occur 
onsite based on the lack of suitable 
vernal pool habitat. 
 

Otay Tarplant 
Deinandra conjugens 

FT/SE 
CRPR 1B.1 

NE 

Occurs in clay substrates in association 
with coastal scrub and grassland 
habitats. 
 
Not detected or expected to occur 
onsite based on the lack of suitable 
substrates. 
 

San Diego Ambrosia 
Ambrosia pumila 

FE 
CRPR 1B.1 

NE 

Occurs in sandy loam or clay 
substrates within chaparral, coastal 
sage scrub, vernal pool and grassland 
habitats.   
 
Not detected or expected to occur 
onsite based on the lack of suitable 
habitats. 
  

San Diego Button-Celery 
Eryngium aristulatum var. parishii 

FE/SE 
CRPR 1B.1 

NE 

Occurs within mesic coastal scrub, 
grassland and vernal pool habitats.   
 
Not detected or expected to occur 
onsite based on the lack of suitable 
mesic habitats. 
 

San Diego Mesa Mint 
Pogogyne abramsii 

FE/SE 
CRPR 1B.1 

NE 

Occurs in vernal pools.   
 
Not detected or expected to occur 
onsite based on the lack of suitable 
vernal pool habitat. 
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Common Name 
Scientific Name 

Listing 
Status 

Comments 

San Diego Thorn-mint 
Acanthomintha ilicifolia 

FT/SE 
CRPR 1B.1 

NE 

Occurs in clay substrates within 
chaparral, coastal scrub, grassland and 
vernal pool habitats.   
 
Not detected or expected to occur 
onsite based on the lack of suitable 
vernal pool habitats. 
 

Shaw’s agave 
Agave shawii var. shawii 

2B.1 
NE 

Perennial succulent blooming from 
September to May within Maritime 
succulent scrub and coastal sage scrub 
habitats. 
 
Not detected onsite. 
 

Short-leaf Live Forever 
Dudleya blochmaniae ssp. brevifolia 

CRPR 1B.1 
NE 

 

Occurs in Torrey sandstone substrates 
within maritime chaparral and coastal 
scrub habitats. 
 
Not detected onsite. 
 

Variegated Dudleya 
Dudleya variegata 

CRPR 1B.2 
NE 

 

Occurs in clay substrates within 
chaparral, coastal scrub, grassland and 
vernal pool habitats. 
 
Not detected or expected to occur 
onsite based on the lack of suitable 
substrates.  

Snake Cholla 
Cylindropuntia californica 

CRPR 1B.1 
NE 

Perennial succulent occurring in 
chaparral and coastal scrub habitat. 
 
Not detected onsite. 
 

Spreading Navarretia 
Navarretia fossalis 

FT 
CRPR 1B.1 

NE 

Occurs within marsh, playa and vernal 
pool habitats.  
 
Not detected or expected to occur 
onsite based on the lack of suitable 
vernal pool habitat. 

California Native Plant Society (CNPS): California Rare Plant Rank (CRPR)  
CRPR 1A –  plants presumed extinct in California 
CRPR 1B –  plants rare, threatened, or endangered in California, but more common elsewhere 
CRPR 2A – plants presumed extirpated in California but common elsewhere  
CRPR 2B – plants rare, threatened, or endangered in California but more common elsewhere 
CRPR 3 –  plants about which we need more information, a review list 
CRPR 4 –  plants of limited distribution, a watch list 
.1 –  Seriously endangered in California 
.2 –  Fairly endangered in California 
.3 –  Not very endangered in California 
Federal (USFWS) Protection and Classification 
FE – Federally Endangered 
FT – Federally Threatened 
FC – Federal Candidate for Listing 
State (CDFW) Protection and Classification 
SE – State Endangered 
ST – State Threatened 
 
NE - City of San Diego MSCP Narrow Endemic Species 
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No City of San Diego MSCP Subarea Plan narrow endemic plant species were detected 
or are expected to occur onsite based on a lack of detection, developed condition of the 
majority of the Project Site, and/or lack of suitable soils/vegetation respective of individual 
plant species. 

SENSITIVE WILDLIFE 

A comprehensive assessment of MSCP covered sensitive wildlife species known to occur 
within the region and the potential for occurrence within the Project Site is presented in 
Table 3, Sensitive Wildlife Species with the Potential for Occurrence. 

Table 3 
Sensitive Wildlife Species with the Potential for Occurrence 

Common Name 
Scientific Name 

Listing 
Status 

Comments 

INVERTEBRATES 
Riverside Fairy Shrimp 
Streptocephalus woottoni 

FE 
MC 

Occurs in vernal pools and seasonal 
depressions.   

Not expected to occur onsite based on a 
lack of suitable vernal pool habitat. 

San Diego Fairy Shrimp 
Branchinecta sandiegoensis 

FE 
MC 

Occurs in vernal pools and seasonal 
depressions.   

Not expected to occur onsite based on a 
lack of suitable habitat. 

AMPHIBIANS/REPTILES 
Orange-throated Whiptail 
Aspidoscelis hyperythra 

SSC 
MC 

Occurs in coastal sage scrub and 
chaparral habitats.  

Low potential to occur within Diegan 
coastal sage scrub habitat based on 
complete canopy cover of lemonadeberry 
and steepness of slope. 

San Diego Horned Lizard 
Phrynosoma coronatum blainvillei 

SSC 
MC 

Occurs in open coastal sage scrub and 
chaparral habitats in association with 
sandy substrates.  

Not detected or expected to occur onsite 
based on a lack of suitable habitat and 
soils documented onsite. 

Southwestern Pond Turtle 
Actinemys marmorata pallida 

SSC 
MC 

Occurs within and adjacent to creeks and 
open water.   

Not expected to occur onsite based on a 
lack of suitable habitat. 

Western Spadefoot 
Spea hammondii 

SSC 
MC 

Breeds within vernal pools and seasonal 
depressions – aestivates in adjacent 
grassland habitats.   
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Common Name 
Scientific Name 

Listing 
Status 

Comments 

Not expected to occur onsite based on a 
lack of suitable breeding habitat. 
 

BIRDS 
Burrowing Owl 
Athene cunicularia hypuaea 

SSC 
MC 

No potential burrows documented within 
or adjacent to Project Site.  
 
Not expected to occur onsite based on a 
lack of suitable nesting habitat. 
 

Coastal Cactus Wren 
Campylorhynchus brunneicapillus 
sandiegensis 
 
 

SSC 
MC 

Occurs within cactus scrub vegetation. 
 
Not detected or expected to occur onsite 
based on a lack of suitable foraging and 
nesting habitat. 
 

California Least Tern 
Sterna antillarum browni 

FE/SE/SWL 
SFP 
MC 

 

Feeds and breeds in shallow estuaries or 
lagoons.   
 
Not expected to occur onsite based on a 
lack of suitable foraging and nesting 
habitat. 
 

Coastal California Gnatcatcher 
Polioptila californica californica 

FT/SSC 
MC 

 

Occurs within coastal sage scrub and 
coastal sage scrub/chaparral habitat 
types. 
 
Low Potential to occur within Diegan 
coastal sage scrub habitat onsite due to a 
lack of breeding habitat.  The species 
breeds in sage scrub vegetation primarily 
within California sagebrush which was not 
detected onsite.  The onsite vegetation is 
expected to occasionally be utilized for 
foraging and movement, thus the low 
potential designation. 
 

Cooper’s Hawk 
Accipiter cooperi 

SWL 
MC 

 

May occasionally forage and nest within 
the mature Eucalyptus trees. 
 
Moderate Potential 

Least Bell’s Vireo 
Vireo bellii pusillus 

FE/SE 
MC 

 

Occurs within riparian scrub, forest and 
woodland habitats.  
 
Not detected or expected to occur onsite 
based on a lack of riparian habitat. 
 

Northern Harrier 
Circus cyaneus 

SSC 
MC 

Not expected to breed onsite based on a 
lack of suitable nesting habitat. 
 
 

Southern California Rufous-crowned 
Sparrow 
Aimophila ruficeps canescens 

CWL 
MC 

Occurs within coastal sage scrub and 
coastal sage scrub/chaparral habitat types  
 
Low Potential to occur within Diegan 
coastal sage scrub habitat. 
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Common Name 
Scientific Name 

Listing 
Status 

Comments 

Southwestern Willow Flycatcher 
Empidonax traillii extimus 

FE/SE 
MC 

Occurs within riparian scrub, forest and 
woodland habitats.  
 
Not detected or expected to occur onsite 
based on a lack of riparian habitat. 
 

Tri-colored blackbird 
Agelaius tricolor 
 

 

 

SSC/SPE 
MC 

Occurs within freshwater marsh habitat 
dominated by cattails and bulrush habitat 
associations.  
 
Not detected or expected to occur onsite 
based on a lack of suitable habitat. 
 

Western Snowy Plover 
Charadrius alexandrinus nivosus 

FT/SSC 
MC 

 

Nests on beaches and banks of lagoons 
and estuaries.  
 
Not expected to occur onsite based on a 
lack of suitable nesting habitat. 
 

MAMMALS 
American Badger 
Taxidea taxus 

SSC 
MC 

Occurs in open scrub and grassland 
habitat types. 
 
No potential burrows were detected.  
Species not expected to occur onsite. 

Mountain Lion 
Felis concolor 

MC Not expected to occur onsite due to a lack 
of connectivity with large open space 
lands.   
 

Southern mule deer 
Odocoileus hemionus   

MC Not expected to occur onsite due to a lack 
of connectivity with large open space 
lands.   
 

Federal (USFWS) Protection and Classification 
FE – Federally Endangered 
FC – Federal Candidate for Listing 
State (CDFW) Protection and Classification 
SE – State Endangered 
SPE – State Proposed Endangered 
SSC – State Species of Special Concern 
CWL – California Watch List 
SFP – State Fully Protected 
 
MC - MSCP Covered  

 
Cooper’s hawk is expected to occasionally forage and nest within the onsite mature 
Eucalyptus trees.        
 
The orange-throated whiptail, coastal California gnatcatcher, and southern California 
rufous-crowned sparrow have a low potential to occur within the Diegan coastal sage 
scrub vegetation community. 
 
The Project Site is not located within a USFWS designated critical habitat for any federally 
listed or proposed listed species.   
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REGIONAL CONNECTIVITY/WILDLIFE MOVEMENT CORRIDORS 

Overview 

Wildlife corridors link areas of suitable habitat that are otherwise separated by rugged 
terrain, changes in vegetation, or human disturbance.  The fragmentation of open space 
areas by urbanization creates isolated “islands” of wildlife habitat.  In the absence of 
habitat linkages that allow movement to adjoining open space areas, various studies have 
concluded that some wildlife species, especially the larger and more mobile mammals, 
will not likely persist over time in fragmented or isolated habitat areas because they 
prohibit the infusion of new individuals and genetic information (MacArthur and Wilson 
1967; Soule 1987; Harris and Gallager 1989; Bennett 1990).  Corridors effectively act as 
links between different populations of a species.  A group of smaller populations (termed 
“demes”) linked together via a system of corridors is termed a “metapopulation.”  The 
long-term health of each deme within the metapopulation is dependent upon its size and 
the frequency of interchange of individuals (immigration vs. emigration).  The smaller the 
deme, the more important immigration becomes, because prolonged inbreeding with the 
same individuals can reduce genetic variability.  Immigrant individuals that move into the 
deme from adjoining demes mate with individuals and supply that deme with new genes 
and gene combinations that increases overall genetic diversity.  An increase in a 
population’s genetic variability is generally associated with an increase in a population’s 
health. 

Corridors mitigate the effects of habitat fragmentation by: 

(1) allowing animals to move between remaining habitats, which allows depleted
populations to be replenished and promotes genetic diversity;

(2) providing escape routes from fire, predators, and human disturbances, thus reducing
the risk that catastrophic events (such as fires or disease) will result in population or
local species extinction; and

(3) serving as travel routes for individual animals as they move within their home ranges
in search of food, water, mates, and other needs (Noss 1983; Fahrig and Merriam
1985; Simberloff and Cox 1987; Harris and Gallagher 1989).

Wildlife movement activities usually fall into one of three movement categories: (1) 
dispersal (e.g., juvenile animals from natal areas, individuals extending range 
distributions); (2) seasonal migration; and (3) movements related to home range activities 
(foraging for food or water, defending territories, searching for mates, breeding areas, or 
cover).  A number of terms have been used in various wildlife movement studies, such 
as “wildlife corridor”, “travel route”, “habitat linkage”, and “wildlife crossing” to refer to 
areas in which wildlife moves from one area to another.  To clarify the meaning of these 
terms and facilitate the discussion on wildlife movement in this study, these terms are 
defined as follows: 

Travel Route: A landscape feature (such as a ridge line, drainage, canyon, or riparian 
strip) within a larger natural habitat area that is used frequently by animals to facilitate 
movement and provide access to necessary resources (e.g., water, food, cover, den 
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sites).  The travel route is generally preferred because it provides the least amount of 
topographic resistance in moving from one area to another; it contains adequate food, 
water, and/or cover while moving between habitat areas; and provides a relatively direct 
link between target habitat areas. 
 
Wildlife Corridor:  A piece of habitat, usually linear in nature, that connects two or more 
habitat patches that would otherwise be fragmented or isolated from one another.  Wildlife 
corridors are usually bounded by urban land areas or other areas unsuitable for wildlife.  
The corridor generally contains suitable cover, food, and/or water to support species and 
facilitate movement while in the corridor.  Larger, landscape-level corridors (often referred 
to as “habitat or landscape linkages”) can provide both transitory and resident habitat for 
a variety of species. 
 
Wildlife Crossing:  A small, narrow area, relatively short in length and generally 
constricted in nature, that allows wildlife to pass under or through an obstacle or barrier 
that otherwise hinders or prevents movement.  Crossings typically are manmade and 
include culverts, underpasses, drainage pipes, and tunnels to provide access across or 
under roads, highways, pipelines, or other physical obstacles.  These are often “choke 
points” along a movement corridor. 
 

Wildlife Movement within Project Site 
 
The Project Site is bordered to the north, south and east by residential development and 
does not represent a wildlife movement route, corridor or linkage area. 
 
 

REGIONAL AND REGULATORY SETTING 
 
The following section describes local, federal and state regulations respective of the 
biological resources documented within and adjacent to the Project Site. 
 
LOCAL 
 
The City of San Diego adopted a Multiple Species Conservation Program 
(MSCP)Subarea plan in 1997. The goal of the City of San Diego’s MSCP was to create 
a habitat preserve system known as the Multi-Habitat Planning Area (MHPA) in order to 
coordinate conservation efforts on a regional scale while allowing development projects 
to occur. 
 
The City of San Diego’s MSCP Subarea Plan (City of San Diego 1997a) was prepared 
pursuant to the general outline developed by USFWS and CDFW to meet the 
requirements of the California Natural Communities Conservation Planning Act of 
1992.Itserves as the Natural Communities Conservation Plan necessary under the 
Endangered Species Act for the issuance of an Incidental Take Permit for MSCP 
"covered" species. The MSCP identifies certain species as considered "covered," that is 
adequately conserved, within the MHPA. The Subarea plan specifies conditions of 
coverage for each covered species that must be applied when those species occur in a 
project area. In addition, through the biology guidelines in the Land Development Code 
(City of San Diego 2012a), the City regulates development activities according to project 
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location, within or outside of the MHPA. Upon project compliance with the MSCP Subarea 
plan and the biology guidelines, the City is able to issue “take” authorization for covered 
species. Prior to the adoption of the MSCP, this "take" authorization would have required 
project-by-project review with the regulatory agencies. Thus, the MSCP provides for the 
preservation of a network of habitat and open space, protecting biodiversity, and 
enhancing the region’s quality of life. The plan is designed to preserve native vegetation 
and meet the habitat needs of multiple species, rather than focusing preservation efforts 
on one species at a time. By identifying priority areas for conservation and other areas 
for future development, the MSCP streamlines permit procedures for development 
projects that impact habitat. It also provides an economic benefit by reducing constraints 
on future development and decreasing the costs of compliance with federal and state 
laws that protect biological resources. In addition to the City of San Diego’s MSCP 
Subarea Plan, other local planning policy documents include the City of San Diego 
Guidelines for Conducting Biology Surveys (City of San Diego 2002) and the City’s 
Biology Guidelines (City of San Diego 2012a), referenced above. Within these guidelines, 
the City of San Diego established Environmentally Sensitive Land (ESL) regulations to 
ensure protection of resources consistent with CEQA and the City of San Diego’s MSCP. 
ESLs include lands within the MHPA, wetlands, sensitive vegetation communities, habitat 
for listed species, lands supporting narrow endemics, and steep slopes. The regulations 
encourage avoidance and minimization of impacts to ESLs. The City’s Biology Guidelines 
define the survey and impact assessment methodologies and mitigation requirements for 
unavoidable impacts.  
 
Environmentally Sensitive Lands Regulations  
 
As stated by the City of San Diego: 
 

“Development on a site containing sensitive biological resources requires 
the approval of a Neighborhood Development Permit or Site Development 
Permit, unless exempted pursuant to LDC Section 143.0110(c).  The 
required findings for a Neighborhood Development Permit or Site 
Development Permit are listed in C Section 126.0504 (a).  In addition to the 
general findings for a Neighborhood Development Permit or Site 
Development Permit, approval of a development on a site containing 
sensitive biological resources requires that an additional set of six 
supplemental findings, as listed in C Section 126.0504 (b).be made.  They 
are as follows:” (City of San Diego 2018)   
 

1. The site is physically suitable for the design and siting of the proposed development 
and the development will result in minimum disturbance to environmentally sensitive 
lands;   
 
The Project Site is dominated by urban/developed (existing residence and ornamental 
landscaping) vegetation communities.  A total of 0.25-acre of urban/developed vegetation 
communities will be directly impacted as a result of project implementation.  Direct 
impacts to 0.25-acre of urban/developed vegetation, Tier IV habitats would not result in a 
significant impact.  No permanent impacts to ESL resources would occur as a result of 
project implementation.  
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2. The proposed development will minimize the alteration of natural landforms and will
not result in undue risk from geologic and erosional forces, flood hazards, and fire
hazards; [This finding is primarily applicable to sites that contain steep hillsides; refer to
Steep Hillside Guidelines]

The 0.25-acre proposed project permanent impact area would not conflict with the 
provisions of the ESL regulation.   

3. The proposed development will be sited and designed to prevent adverse impacts on
any adjacent environmentally sensitive lands;

The Project Site is dominated by urban/developed (existing residence and ornamental 
landscaping) vegetation communities.  A total of 0.25-acre of urban/developed vegetation 
communities will be directly impacted as a result of project implementation.  Direct 
impacts to 0.25-acre of urban/developed vegetation, Tier IV habitats would not result in a 
significant impact.  No permanent impacts to ESL resources would occur as a result of 
project implementation.  

To protect property loss associated with potential wildfire, the project includes the 
establishment and maintenance of Brush Management Zones (BMZ) 1 which will extend 
west of the redevelopment area representing 0.07-acre of the 0.25-acre of impacts to 
urban/developed vegetation.  Direct impacts to 0.07-acre of urban/developed, Tier IV 
habitat as a result of BMZ 1 would not result in a significant impact.  

4. The proposed development will be consistent with the City of San Diego MSCP
Subarea Plan.

The proposed project has been designed to remain in compliance with all MSCP and City 
of San Diego MSCP Subarea Plan conservation goals and guidelines.  No mitigation 
measures proposed. 

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

The proposed project is not located adjacent to or would adversely impact sand supply to 
public beaches. 

The proposed project has been designed to remain in compliance with all MSCP and City 
of San Diego MSCP Subarea Plan conservation goals and guidelines.  No mitigation 
measures proposed. 

FEDERAL 

Federal Endangered Species Act 

The MSCP and City of San Diego SubArea Plan serve as an HCP pursuant to Section 
10(a)(1)(B) of the FESA of 1973, allowing participating jurisdictions to authorize "take" of 
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plant and wildlife species.  The MSCP has been issued under this Section and provides 
incidental take for all covered species. 
 
 Clean Water Act 
 
The USACE Regulatory Program regulates activities pursuant to Section 404 of the 
federal Clean Water Act (CWA). 
 
Although not expressly defined it is assumed that the USACE Manual (Environmental 
Laboratory 1987) for delineating wetlands should be used in determining the presence of 
wetland indicators in vernal pools. With the exception of wetlands created for the purpose 
of providing wetlands habitat or resulting from human actions to create open waters or 
from the alteration of natural stream courses, areas demonstrating characteristics as 
described above which are artificially created are not included in these definitions.   
 
As stated by the USACE: “(a) The term waters of the United States means, (1) all waters 
which are currently used, or were used in the past, or may be susceptible to use in 
interstate or foreign commerce, including all waters which are subject to the ebb and flow 
of the tide; (2) all interstate waters including interstate wetlands; and (3) all other waters 
such as intrastate lakes, rivers, streams (including intermittent streams), mudflats, 
sandflats, wetlands, sloughs, prairie potholes, wet meadows, playa lakes, or natural 
ponds, the use, degradation or destruction of which could affect interstate or foreign 
commerce including any such waters” (33 C.F.R. § 328.3). 
 
The USACE generally takes jurisdiction within rivers and streams to the "ordinary high 
water mark," determined by erosion, the deposition of vegetation or debris, and changes 
in vegetation or soil characteristics (33 C.F.R. § 328.4).  However, if there is no federal 
nexus to navigable waters, these waters are considered "isolated" and thus not subject 
to their jurisdiction.   
  
STATE 
  
 California Endangered Species Act 
 
The CESA is similar to FESA in that it contains a process for listing of species regulating 
potential impacts to listed species.  Section 2081 of the CESA authorizes the CDFW to 
enter into a memorandum of agreement for take of listed species for scientific, 
educational, or management purposes.  The MSCP and City of San Diego SubArea Plan 
serve as an HCP pursuant the Natural Communities Conservation Plan (NCCP) under 
the NCCP Act of 2001, allowing participating jurisdictions to authorize "take" of plant and 
wildlife species.   
 

Native Plant Protection Act 
 

The Native Plant Protection Act (NPPA) enacted a process by which plants are listed as 
rare or endangered.  The NPPA regulates collection, transport, and commerce in plants 
that are listed.  The CESA follows the NPPA and covers both plants and wildlife 
determined to be threatened with extinction or endangered.  Plants listed as rare under 
the NPPA are designated as threated under the CESA.   
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 Porter-Cologne Water Quality Control Act 
 
The RWQCB regulates activities pursuant to Section 401(a)(1) of the federal CWA as well 
as the Porter Cologne Water Quality Control Act of 1969 (California Water Code section 
13260).  Section 401 of the CWA specifies that certification from the State is required for 
any applicant requesting a federal license or permit to conduct any activity including but 
not limited to the construction or operation of facilities that may result in any discharge 
into navigable waters.  The certification shall originate from the State in which the 
discharge originates or will originate, or, if appropriate, from the interstate water pollution 
control agency having jurisdiction over the navigable water at the point where the 
discharge originates or will originate.  Any such discharge will comply with the applicable 
provisions of Sections 301, 302, 303, 306, and 307 of the CWA.  The Porter Cologne Act 
requires "any person discharging waste, or proposing to discharge waste, within any 
region that could affect the waters of the state to file a report of discharge (an application 
for waste discharge requirements (WDRs))" (Water Code § 13260(a)(1)).  Discharge of 
fill material into "waters" of the State which does not fall under the jurisdiction of the 
USACE pursuant to Section 404 of the CWA may require authorization through 
application for WDRs or through waiver of WDRs.   
 

Streambed Alteration Agreement 
 
The CDFW regulates activities within streambeds, lakes, and wetlands pursuant to 
Division 2, Chapter 6, Section 1600 of the California Fish and Game Code (Streambed 
Alteration) and has jurisdiction of “waters" of the State.  Regulated activities are those 
that "will substantially divert, obstruct, or substantially change the natural flow or bed, 
channel or bank of any river, stream, or lake or extends to the limit of the adjacent riparian 
vegetation designated by the department in which there is at any time an existing fish or 
wildlife resource or from which these resources derive benefit." (California. Fish & Wildlife 
Code, § 1602).   
 
 

ENVIRONMENTAL IMPACTS 
 
The following sections include an analysis of the direct impacts, indirect impacts, and 
cumulative effects of the proposed action on sensitive biological resources.  This analysis 
characterizes the project related activities that are anticipated to adversely impact the 
species, and when feasible, quantifies such impacts.  Direct effects are defined as actions 
that may cause an immediate effect on the species or its habitat, including the effects of 
interrelated actions and interdependent actions.  Indirect effects are caused by or result 
from the proposed actions, are later in time, and are reasonably certain to occur.  Indirect 
effects may occur outside of the area directly affected by the proposed action.   
 
Cumulative impacts refer to incremental, individual environmental effects of two or more 
projects when considered together.  These impacts taken individually may be minor but 
may be collectively significant.  Cumulative effects include future tribal, local, or private 
actions that are reasonably certain to occur in the proposal vicinity considered in this 
report.  A cumulative impact to biological resources may occur if a project has the potential 
to collectively degrade the quality of the environment, substantially reduce the habitat of 
wildlife species or cause a population to drop below self-sustaining levels, thereby 
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threatening to eliminate a plant or animal community, or reduce the number or restrict the 
range of a rare or endangered plant or animal species. 
 
THRESHOLD OF SIGNIFICANCE 
 
The environmental impacts relative to biological resources are assessed using impact 
significance criteria which mirror the policy statement contained in the CEQA at Section 
21001 (c) of the Public Resources Code.  This section reflects that the legislature has 
established it to be the policy of the state to: 
 

“Prevent the elimination of fish and wildlife species due to man’s activities, 
ensure that fish and wildlife populations do not drop below self-perpetuating 
levels, and preserve for future generations representations of all plant and 
animal communities…” 

 
The following CEQA definitions apply to the significance criteria for biological resources: 
 
• “Endangered” means that the species is listed as endangered under state or federal 

law. 
 
• “Threatened” means that the species is listed as threatened under state or federal law. 
 
• “Rare” means that the species exists in such small numbers throughout all or a 

significant portion of its range that it may become endangered if its environment 
worsens. 

 
• “Region” refers to the area within southern California that is within the range of the 

individual species. 
 
• “Sensitive habitat” refers to habitat for plants and animals (1) which plays a special 

role in perpetuating species utilizing the habitat on the property, and (2) without which 
there would be substantial danger that the population of that species would drop below 
self-perpetuating levels. 

 
• “Substantial effect” means significance loss or harm of a magnitude which, based on 

current scientific data and knowledge, (1) would cause a species or a native plant or 
animal community to drop below self-perpetuating levels on a statewide or regional 
basis or (2) would cause a species to become threatened or endangered. 

 
The following outline defines sensitive biological resources based on the City of San 
Diego Municipal Codes: 
 
• Lands that have been included in the Multi-Habitat Planning Area as identified in the 

City of San Diego Multiple Species Conservation Program Subarea Plan (City of San 
Diego, 1997) 

 
• Wetlands (as defined by the Municipal Code, Section 113.0103). 
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• Lands outside the MHPA that contain Tier I Habitats, Tier II Habitats, Tier IIIA Habitats, 
or Tier IIIB Habitats as identified in the Biology Guidelines of the Land Development 
manual. 

 
• Lands supporting species or subspecies listed as rare, endangered, or threatened. 
 
• Lands containing habitats with narrow endemic species as listed in the Biology 

Guidelines of the Land Development manual 
 
• Lands containing habitats of Covered Species as listed in the Biology Guidelines of 

the Land Development manual.   
 
Impacts to biological resources may result in a significant adverse impact if one or more 
of the following conditions would result from implementation of the proposed project (City 
of San Diego CEQA checklist). 
 
• A substantial adverse impact, either directly or through habitat modifications, on any 

species identified as a candidate, sensitive, or special status species in the MSCP or 
other local or regional plans, policies or regulations, or by the California Department 
of Fish and Game or U.S. Fish and Wildlife Service. No Impact 

 
• A substantial adverse impact on any Tier I Habitats, Tier II Habitats, Tier IIIA Habitats, 

or Tier IIIB Habitats as identified in the Biology Guidelines of the Land Development 
manual or other sensitive natural community identified in local or regional plans, 
policies, regulations, or by the CDFG or USFWS. No Impact. 

    
• A substantial adverse impact on wetlands (including, but not limited to, marsh, vernal 

pool, riparian, etc.) through direct removal, filling, hydrological interruption, or other 
means.  No Impact. 

 
• Interfering substantially with the movement of any native resident or migratory fish or 

wildlife species or with established native resident or migratory wildlife corridors, 
including linkages identified in the MSCP Plan, or impede the use of native wildlife 
nursery sites.   No Impact. 

 
• A conflict with the provisions of an adopted Habitat Conservation Plan, Natural 

Conservation Community Plan, or other approved local, regional, or state habitat 
conservation plan, either within the MSCP plan area or in the surrounding region. No 
Impact. 

 
• Introducing land use within an area adjacent to the MHPA that would result in adverse 

edge effects. No Impact. 
 

• A conflict with any local policies or ordinances protecting biological resources.   No 
Impact. 

 
• An introduction of invasive species of plants into a natural open space area. No 

Impact.   
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Also, the determination of impacts has been made according to the federal definition of 
“take”.  FESA prohibits the “taking” of a member of an endangered or threatened wildlife 
species or removing, damaging, or destroying a listed plant species by any person 
(including private individuals and private or government entities).  FESA defines “take” as 
“to harass, harm, pursue, hunt, shoot, would, kill, trap, capture or collect” an endangered 
or threatened species, or to attempt to engage in these activities.  
 
DIRECT IMPACTS 

 
Vegetation Communities 

 
A total of 0.25-acre of vegetation communities outside of the MHPA will be directly 
impacted as a result of project implementation as summarized in Table 4, Vegetation 
Community Impacts, and illustrated on Figure 7, Vegetation Communities Impact Map.  
Direct impacts to 0.25-acre of urban/developed vegetation, Tier IV habitat would not result 
in a significant impact.  No direct permanent impacts to ESL resources (Diegan coastal 
sage scrub) would occur as a result of project implementation.  

 
Brush Management Zones 

 
To protect property loss associated with potential wildfire, the project includes the 
establishment and maintenance of Brush Management Zones (BMZ) 1 which will extend 
west of the redevelopment area representing 0.07-acre of the 0.25-acre of impacts to  
urban/developed vegetation.  Direct impacts to 0.07-acre of urban/developed, Tier IV 
habitat as a result of BMZ would not result in a significant impact.  

 
Table 4. 

Vegetation Community Impacts 
 

Vegetation Community City of San 
Diego MSCP 

Tier 

Project 
Site 
 (ac) 

Project 
Impacts 

(ac) 

Brush 
Zone  

1 

TOTAL 
IMPACTS 

Urban/Developed  N/A 0.74 0.18 0.07 0.25 
Diegan Coastal Sage Scrub II 0.06 0.00 0.00 0.00 

TOTAL  0.80 0.18 0.07 0.25 
Source: Cadre Environmental 2024. 

 
  Sensitive Plants  
 
No City of San Diego MSCP Subarea Plan narrow endemic plant species were detected 
or are expected to occur onsite based on a lack of detection, developed condition of the 
majority of the Project Site, and/or lack of suitable soils/vegetation respective of individual 
plant species. 
  
   
 
 
 
 



1 inch = 50 ft.

        
Figure 7 - Vegetation Communities Impact Map
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 Sensitive Wildlife 
 
Cooper’s hawk is expected to occasionally forage and potentially nest within the mature 
Eucalyptus trees.  Implementation of the proposed project may result in direct impacts to 
bird and raptor foraging and nesting habitat.  Raptor species are expected to utilize the 
large trees located within the Eucalyptus trees for roosting and potentially nesting 
including the red-tailed hawk.  The loss of an active bird or raptor nest would be 
considered a violation of the CDFW Code, Section 3503, 3503.5, 3513 and MBTA.  
Potential impacts would be less than significance following compliance with CDFG Codes 
and the federal MBTA as outlined below.  
 
Construction outside the nesting season (between September 16th and January 31st do 
not require pre-removal nesting bird surveys.  If construction is proposed between 
February 1st and September 15th, a qualified biologist will conduct a nesting bird survey(s) 
no more than three (3) days prior to initiation of grading to document the presence or 
absence of nesting birds within or directly adjacent (300 feet) to the Project Site. 
 
The survey(s) would focus on identifying any bird or raptor nests that would be directly or 
indirectly affected by construction activities.  If active nests are documented, species-
specific measures shall be prepared by a qualified biologist and implemented to prevent 
abandonment of the active nest.  At a minimum, grading in the vicinity of a nest shall be 
deterred until the young birds have fledged.  A minimum exclusion buffer of 100 feet (300 
feet for Cooper’s hawk) shall be maintained during construction, depending on the 
species and location.  The perimeter of the nest setback zone shall be fenced or 
adequately demarcated with stakes and flagging at 20-foot intervals, and construction 
personnel and activities restricted from the area.  The qualified biologist shall serve as a 
construction monitor during those periods when construction activities occur near active 
nest areas to ensure that no inadvertent impacts on these nests occur 
 
The orange-throated whiptail, coastal California gnatcatcher, and southern California 
rufous-crowned sparrow have a low potential to occur within the Diegan coastal sage 
scrub vegetation community.  No direct impacts to Diegan coastal sage scrub are 
proposed. Indirect impacts to the orange-throated whiptail, southern California rufous-
crowned sparrow, and coastal California gnatcatcher (covered species), not located 
within an MHPA would not conflict with the City of San Diego MSCP Subarea plan reserve 
design, long-term protection for these species or represent a significant impact. No 
mitigation proposed. 
 

Wetlands & Jurisdictional Resources 
 
No wetlands, jurisdictional resources, wetland dependent vegetation, riparian habitat or 
vernal pools regulated by the USACE, CDFW, RWQCB or meeting the definition of 
wetlands as defined by the City of San Diego Biology Guidelines were documented within 
the Project Site.   
 
As warranted, the project will comply with all applicable water quality regulations, 
including obtaining and complying with those conditions established in State Waste 
Discharge Requirements (WDRs) and National Pollutant Discharge Elimination System 
(NPDES) permits.  Both of these permits include the treatment of all surface runoff from 
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paved and developed areas, the implementation of applicable Best Management 
Practices (BMPs) during construction activities and the installation and proper 
maintenance of structural BMPs to ensure adequate long-term treatment of water before 
entering into any stream course or offsite conservation areas.   

 
Wildlife Movement within Project Site 

 
The Project Site is bordered to the north, south and east by residential development and 
does not represent a wildlife movement route, corridor or linkage area.  No impact.   
 
INDIRECT IMPACTS 
 
The following section addresses potential indirect impacts associated with proposed 
development adjacent to existing or proposed open space areas, conserved lands or 
MHPA lands.   
 
The Project Site is not located within or adjacent to existing or proposed conserved lands 
or an MHPA.  Land Use Adjacency Guidelines in Section 1.4.3 of the City of San Diego’s 
MSCP Subarea Plan do not apply.  No Impact. 
 
CUMULATIVE IMPACTS 
 
The temporary direct and/or indirect impacts of the project would not result in significant 
cumulative impacts (CEQA Section 15310) to environmental resources within the region 
of the Project Site.  Cumulative impacts refer to incremental effects of an individual project 
when assessed with the effects of past, current, and proposed projects.  The project would 
result in the loss of 0.25-acre of urban/developed vegetation and no impacts to ESL lands. 
The MSCP and City of San Diego MSCP Subarea Plan were developed to address the 
comprehensive regional planning effort and anticipated growth in the City of San Diego.  
The proposed project has been designed to remain in compliance with all MSCP and City 
of San Diego MSCP Subarea Plan conservation goals and guidelines and therefore will 
not result in an adverse cumulative impact. 
 
   

MITIGATION MEASURE 
 
The proposed project has been designed to remain in compliance with all MSCP and City 
of San Diego MSCP Subarea Plan conservation goals and guidelines.  No mitigation 
measures proposed. 
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history research for threatened and endangered species throughout California.  The managing 

Owner/Research Biologist of the firm, Mr. Ruben Ramirez, has over 29 years of experience 

in the industry conducting wildlife surveys/research, developing biological technical reports, 

and creating Geographic Information System (GIS) databases.  Mr. Ramirez founded 

Cadre Environmental in June 2002.  Since its inception the firm has worked on over 550 

public and private sector projects in northern and southern California providing the following 

services: 

• Literature and Background Research

• General Habitat Assessments for Sensitive Species/Constraints Analysis

• Focused Threatened and Endangered Species Surveys

• Endangered Species Research Design and Implementation

• GIS Management, Development, Analysis, and Map Production

• Biological Assessment, Technical and Research Documents

• Riverside County MSHCP Compliance Surveys and Documentation

• United States Fish and Wildlife Service Emergency Consultation

• Endangered Species Act Permitting (Section 7 and 10a)

• Tribal Government Environmental Consultation

• Environmental Compliance Construction Monitoring

• Mitigation Bank Assessment and Development

• Expert Testimony
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COMPANY PROFILE



1997 - 2002 PCR Services Corporation, Irvine California
Principal Wildlife Biologist/GIS Specialist

As a Principal Wildlife Biologist for PCR Services Corporation, I conducted 
surveys for federal and state listed species with an emphasis on amphibians.  I  
conducted amphibian natural history research for both federal and private clients 
on project sites totaling over 30,000 acres throughout Southern California.  These 
clients included the United States Forest Service, United States Fish and Wildlife 
Service, Caltrans, Summit Valley Ranch, and Rancho Mission Viejo.  In addition 
to conducting research, I served as a liaison between private landowners and the 
federal and state agencies providing assistance and strategic guidance 
throughout the permitting process.  Some of the clients included AeraEnergy, LLC 
a division of Shell, The City of San Diego, Palmdale Water District, Woodside 
Homes, Pacific Century Homes, Communities Southwest, West San Bernardino 
Water District, Coussoulis Development, and KHovnanian Companies of 
California.  Responsibilities also included a continued commitment to the 
identification of mitigation lands and participation in all stages of conducting 
baseline studies, agency coordination and documentation (technical reports, 
mitigation bank agreements, management plans).  Mitigation bank projects 
included Viejo Substation (Southern California Edison), Hidden Ranch (Ecological 
Capital Corporation), Four Seasons (KHovnanian), Summit Valley (Caltrans), and 
Sonny Meadows (Taylor Family). 

2002 - Present Cadre Environmental, Carlsbad California
Owner/Research Biologist

As Owner/Research Biologist for Cadre Environmental, I am responsible for all 
aspects of the business.  These responsibilities include business development, 
client/agency interaction and coordination, project initiation and research, 
documentation, and mapping .  I personally conduct all surveys for federal and 
state listed species for Cadre Environmental.  Specifically, I have and continue to 
conduct focused survey programs for the arroyo toad, California red-legged frog, 
coastal California gnatcatcher, San Bernardino kangaroo rat and Pacific pocket 
mouse.  I am currently conducting amphibian natural history research for both 
federal and private clients throughout Southern California.  Clients include the 
Fallbrook Naval Weapons Station, United Water Conservation District, Rancho 
Mission Viejo, Rancho Las Flores Limited Partnership, and the Pechanga Indian 
Reservation.  In addition to conducting sensitive species research, I am also 
responsible for developing Geographic Information System (GIS) databases 
including creation, database development, and map production.

I served as a member of Los Angeles County Significant Ecological Areas 
Technical Advisory Committee (SEATAC) from 2004-2006.  

RUBEN S. RAMIREZ, JR.
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1995 - 1997        Michael Brandman Associates, Tustin California
Wildlife Biologist/GIS Specialist

1994 - 1996        United States Forest Service, Angeles National Forest
Wildlife Biologist

2000       M.S., California State Polytechnic University, Pomona
Biological Sciences
Thesis: Arroyo Toad Upland Habitat Utilization and Movement Patterns

1993       B.A., California State University, Fullerton
Biological Sciences

As a Wildlife Biologist for an environmental consulting firm, I conducted biological 
constraints analyses for both private and public clients throughout Southern 
California.  These reconnaissance level surveys led to recommendations on 
strategies for addressing federal, state, and local regulations specific to the 
projects.  This involved the preparation of proposals which included the 
development of scope of works, budgets, and schedules.  Due to my experience 
with federal and state listed species and GIS, I was directly involved in all 
aspects of the projects I managed relating to biological resources.  These 
included conducting focused surveys, developing GIS databases, conducting 
alternative analyses, and  preparing documentation specific to the permit 
process.  Six months after joining the  Michael Brandman Associates Biological 
Services Division, I was promoted to Wildlife Biologist/GIS Specialist and was 
made the GIS Manager for the 10,000 acre Foothill Transportation South, 
Transportation Corridor Agencies, Corridor Project and have remained involved 
to the present time.

As a Wildlife Biologist, I conducted focused surveys for federal and state listed 
flora and fauna occurring throughout the Forest.  Specifically I conducted an 
inventory/monitoring study for the California spotted owl throughout the Forest.  I 
was also responsible for the documentation of the surveys which included 
recommendations for improving management practices specific to preventing 
impacts to sensitive species.  As a biologist for the Forest Service, I also 
developed GIS coverages for those sensitive resources I documented during 
focused surveys.  Tasks included the development of coverages, databases, and 
map production using ArcInfo and ArcView.
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14010 Poway Road, Suite A, Poway, California  92064; Phone 858-484-0915 

June 22, 2024 

Mr. Alex Llerandi 
Coastal Programs Analyst 
California Coastal Commission 
7575 Metropolitan Drive #103 
San Diego California  92108 

Re: Response to California Coastal Commission Comments for the Gilbert Residence, 9860 
La Jolla Farms Road, PRJ-1055647, La Jolla, City of San Diego, San Diego County, 
California 

Dear Mr. Llerandi: 

The following letter summarizes responses to those comments received from the California 
Coastal Commission (CCC) on June 17, 2024 for the Gilbert Residence at 9860 La Jolla Farms 
Road (PRJ-1055647). 

CCC Comment 1:  The latest plan sheet shows 100 feet of brush management in the rear 
yard area, specifically 55 feet of Zone 1 and 45 feet of Zone 2.  While Section 142.0412 
of the Land Development Code requires a default 100 feet of brush management (35 feet 
of Zone 1 and 65 feet of Zone 2), subsection (f) allows for a 1.5-foot reduction of Zone 2 
for every 1-foot increase of Zone 1.  Thus, with 55 feet of Zone 1 as shown on the plans, 
there should only be 15 feet of Zone 2 required, yet the plans show much more.  What is 
the basis for the greater Zone 2 brush management area? 

Response 1:  In a meeting on June 20, 2024, BBA reviewed the brush 
management zone calculation with city staff and Mr. Llerandi.  All agreed that the 
proper calculation is a total of 90 feet, as BMZ1 = 55' and BMZ2 = 35'.  It was 
agreed that these new dimensions be adopted and the drawings will be corrected. 

CCC Comment 2:  The submitted biological survey material identified substantial 
segments of environmentally sensitive habitat area (ESHA) on the western portion of the 
property.  In line with the Commission’s past comments on this project, ESHA should be 
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afforded a 100-foot buffer area (distinct from brush management areas) to protect it and 
the wildlife utilizing it from adverse impacts from encroachment and indirect impacts 
from noise and lighting.  The latest plan sheet shows the western pool area and patio 
located immediately adjacent to the ESHA area.  The project should reconfigure the pool 
and spa to pull it back landward away from the ESHA. 

 
Response 2:  The western region of the project is characterized as lemonadeberry 
scrub (Diegan coastal sage scrub), which represents both Environmental Sensitive 
Land (ESL) and ESHA.  The lemonadeberry scrub (now mapped as Diegan 
coastal sage scrub) was initially mapped as coastal bluff scrub based on historical 
vegetation databases.  However, following the City’s request for a list of 
additional species present in this vegetation community, the vegetation type was 
mapped as Diegan coastal sage scrub.   Based on the Manual of California 
Vegetation, the habitat type documented on-site would be classified as 
lemonadeberry scrub.  This is consistent with the direction from the City of San 
Diego on several other recent projects where a vegetation community was 
exclusively dominated by a canopy of lemonadeberry scrub and we were directed 
to classify it as Diegan coastal sage scrub (Tier II) (Project No. 1065327, Carrizo 
Lots).  With the exception of lemonadeberry, no coastal bluff scrub species were 
detected on-site, including but not limited to, Atriplex sp., Calystegia 
macrostegia, Castilleja affinis, Chorizanthe orcuttiana, Coreopsis gigantea, C. 
maritima, Dudleya sp., Encelia californica, Erigeron glaucus, Eriophyllum 
staechadifolium, Haplopappus sp., Malacothrix saxatilis, Marah macrocarpus, 
and Opuntia littoralis.  The City of San Diego’s Biology Guidelines reference the 
following classification systems, which were utilized to characterize the 
vegetation communities: Oberbauer, Thomas, Meghan Kelly, and Jeremy Buegge. 
2008. Draft Vegetation Communities of San Diego County, Based on Holland’s 
Descriptions of the Terrestrial Vegetation Communities of California. San Diego 
Association of Governments, San Diego, California, 73 pp. March. Oberbauer, T. 
Revised March 2005.  Terrestrial vegetation communities in San Diego County 
based on Holland’s description.  Regardless, as referenced in the biological 
report, no Diegan coastal sage scrub, lemonadeberry scrub, or coastal bluff scrub 
will be directly impacted.  The current property currently possesses hardscaping 
and landscaping to the edge of this vegetation community. 

 
The proposed project was analyzed to be consistent with the ESL and ESHA 
requirements of a similar project approved by the CCC and City of San Diego in 
2021, Project No. 643954, B-West Residence, 9872 La Jolla Farms Road, San 
Diego, California (2021 Project).  Similar with the 2021 Project, the proposed 
action would occur adjacent to an ESL and ESHA and incorporate construction 
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and post-construction avoidance measures to ensure indirect impacts do not result 
from project approval and implementation.  Also, both project impact areas are not 
located adjacent to a Multi-Habitat Planning Area (MHPA). 

 
The proposed action would not result in increased indirect edge effects from 
current baseline conditions.  The proposed action includes the remodel of existing 
features of a single-family residence within areas devoid of native or sensitive 
habitats. 

 
• The project site and impact area are not located within or adjacent to an 

MHPA.   
• The adjacent ESL and ESHA habitat is accurately characterized as 

lemonadeberry scrub with an understory and codominated by introduced 
ice plant. 

• No night lighting is proposed to be directed toward the on-site or off-site 
ESL and ESHA habitat extending west of the proposed impact area. 

• No ESL and ESHA habitat will be directly impacted as a result of the 
proposed action. 

• An existing and permanent fence is located between the ESL and ESHA 
habitat and proposed action area. 

• The proposed action would occur within existing landscaped and 
hardscaped areas, which are currently maintained (vegetation trimmed and 
mowed lawn).  A standard lawnmower and maintenance equipment can 
create temporary noise levels as high as 94 dBA Leq.  An assessment of 
adult swimming pools created temporary noise levels as high as 61.3 dBA 
Leq at 45 feet of distance (County of San Diego, Vista Valley County 
Club Pool Center Noise Assessment, July 2014).  The proposed action 
would not increase temporary noise levels. 

• The western edge of the proposed swimming pool is located at 301 feet 
above sea level (ASL) above the adjacent ESL and ESHA habitat, which 
extends west of the action area from 300 to 257 feet ASL at a 54 percent 
downgrade.   

 
Sincerely,   

 
Ruben S. Ramirez 
Research Biologist 
Cadre Environmental 
Cc: City of San Diego 



4010 Morena Boulevard, Suite 108  •  San Diego, CA 92117  •  (858) 521-1190  •  (858) 521-1199 fax  •  terrapac.net 

Ms. Yunuen Halva-Martinez March 5, 2024 

Benton & Benton, Inc. File No. 22-051 

1757 Girard Avenue 

La Jolla, California 92037 

Subject: DSD – Geology Project Issues Report 

9860 La Jolla Farms Road 

La Jolla, California 

References: 1) “Development Plans: 9860 La Jolla Farms Road, La Jolla, California, 

Architectural by Benton & Benton, Inc., dated October 10, 2023. 

2) “Geotechnical Investigation, 9860 La Jolla Farms Road, La Jolla,
California, prepared by TerraPacific, dated May 3, 2022.

Dear Ms. Halva-Martinez: 

In accordance with your request, TerraPacific Consultants, Inc. (TCI) has prepared the 
following responses to the review comments generated by DSD-Geology. It is our opinion 
that the responses provided herein adequately address the issues raised.  

[Comment 69] The project’s geotechnical consultant should provide a statement as to 
whether or not the site is suitable for the intended use. 

TCI Response: From a geotechnical standpoint, the site is considered suitable for the 
intended residential use. 

[Comment 70] The project’s geotechnical consultant should provide a conclusion 
regarding if the proposed development will destabilize or result in settlement of adjacent 
property or the Right-of-Way. 

TCI Response:  If constructed in conformance with the project plans, specifications and 
soils report, the proposed development is not expected to destabilize or result in 
settlement of adjacent property or the Right-of-Way. 

[Comment 71] The project is located in Geologic Hazard Category 53 as shown on the 
City's Seismic Safety Study Geologic Hazard Maps and is characterized by sloping terrain, 
unfavorable geologic structure, and variable slope stability. The geotechnical consultant 
must indicate if the geologic structure at the site is favorable or unfavorable with respect 
to slope stability at the site. Please clarify if adverse geologic structure will impact the 
proposed project. 
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TCI Response:  Literature indicates geologic bedding dipping towards the northeast or 
generally into slope and is considered favorable.  In addition, our recommendations for 
the top of slope improvements includes a deepened caisson foundation system. Adverse 
geologic structure is not expected to have a negative impact on the proposed project. 

[Comment 72] The project’s geotechnical consultant must provide a professional opinion 
that the site will be adequately stable following project completion. 

TCI Response:  If constructed in conformance with the project plans, specifications and 
referenced soil report, the site is expected to be adequately stable from a geotechnical 
standpoint following project completion.  

[Comment 73] The project’s geotechnical consultant has provided the analysis for the 
proposed slopes in section 5.4 and now must provide a professional opinion that the site 
will have a factor-of-safety of 1.5 or greater for both gross and surficial stability following 
project completion. 

TCI Response:  If the site is constructed and maintained in conformance with the project 
plans, specifications and referenced soil report, it is expected possess an adequate factor-
of-safety (i.e. greater than 1.5) in regards to gross and surficial stability.   

[Comment 74] If remedial grading is recommended, show the limits of the recommended 
remedial grading on an updated geologic/geotechnical map. Note, the geotechnical 
consultant should determine if the limits of grading may impact environmental resources 
on the site. 

TCI Response:  The approximate anticipated limits of work/remedial grading are indicated 
on the attached Geotechnical Plan, Figure 1. 

We greatly appreciate the opportunity to be of service.  If you should have any questions 
or comments regarding this report or our findings, please do not hesitate to call. 

Sincerely, 
TerraPacific Consultants, Inc. 

Cristopher C. O’Hern, CEG 2397 
Senior Engineering Geologist 

CCO:lb 
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ABBREVIATIONS

AFF ABOVE FINISH FLOOR
ACC ACCESSIBLE
ADJ ADJUSTABLE
ALUM ALUMINUM
ADA AMERICAN WITH DISABILITY ACT
ANOD ANODIZED
APPROX APPROXIMATE
AVG AVERAGE

BA BATHROOM
BDRM BEDROOM
BMP BEST MANAGEMENT PRACTICE
BLKG BLOCKING
BRD BOARD
BO BOTTOM OF
BLDG BUILDING

CAB CABINET
CBC CALIFORNIA BUILDING CODE
CEBC CALIFORNIA EXISTING BUILDING CODE
CEC CALIFORNIA ELECTRICAL CODE
CEC CALIFORNIA ENERGY CODE
CFC CALIFORNIA FIRE CODE
CGBSC CALIFORNIA GREEN BUILDING STANDARDS CODE
CHBC CALIFORNIA HISTORICAL BUILDING CODE
CMC CALIFORNIA MECHANICAL CODE
CPC CALIFORNIA PLUMBING CODE
CRC CALIFORNIA RESIDENTIAL CODE
CRSC CALIFORNIA REFERENCED STANDARDS CODE
CLG CEILING
CL CENTER LINE
CLR CLEAR(ANCE)
CLO CLOSET
CW COLD WATER
COL COLUMN
CONC CONCRETE
CONST CONSTRUCTION
CON'T CONTINUOUS/CONTINUE

DEG DEGREE
DIAG DIAGONAL
DIA DIAMETER
DIM DIMENSION
DW DISHWATER
DBL DOUBLE
DN DOWN
DWG(S) DRAWINGS
DF DRINKING FOUNTAIN
DMW DUMBWAITER

EA EACH
ELEC ELECTRICAL
ELEV ELEVATION
EQ EQUAL
(E) EXISTING
EXP EXPOSED
EXT EXTERIOR

FOC FACE OF CABINET
FOG FACE OF GLASS
FOS FACE OF STUD
FT FEET
FF FINISH FLOOR
FE FIRE EXTINGUISHER
FR FIRE-RATED
FL/FLR FLOOR
FND FOUNDATION
FBO FURNISHED BY OWNER INSTALLED BY CONTRACTOR
FIO FURNISHED AND INSTALLED BY OWNER

GA GAGE, GAUGE
GALV GALVANIZED
GC GENERAL CONTRACTOR
GL GLASS, GLAZING
GWB GYPSUM BOARD WALL
GYP BD GYPSUM BOARD

HDWD HARDWARE
HDR HEADER
HVAC HEATING/VENTILATING AIR CONDITIONING
HGHT HEIGHT
HC HOLLOW CORE
HM HOLLOW METAL
HW HOT WATER

INFO INFORMATION
ID INSIDE DIAMETER
INSUL INSULATION

JC JOB CAPTAIN

LNGT LENGTH

MB MAILBOX
MFR MANUFACTURE(ER)
MAX MAXIMUM
MC MECHANICAL CONTRACTOR
MECH MECHANICAL
MEP MECHANICAL ELECTRICAL AND PLUMBING
MTL METAL
MIN MINIMUM
MLDG MOULDING

NFPA NATIONAL FIRE PROTECTION
(N) NEW
NIC NOT IN CONTRACT
NTS NOT TO SCALE
NR NON-RATED

OC ON CENTER
OPNG OPENING
OD OUTSIDE DIAMETER
OF OUTSIDE FACE
OA OVER ALL

PVMT PAVEMENT
PLAM PLASTIC LAMINATE
PC PLUMBING CONTRACTOR
PLYWD PLYWOOD
PP POWER POLE
PT PRESSURE TREATED
PM PROJECT MANAGER
PL PROPERTY LINE

QT QUARRY TILE

R RADIUS
REF REFERENCE
RCP REFLECTED CEILING PLAN
REQ(D) REQUIRE(D)
REV REVISED/REVISION
ROW RIGHT-OF-WAY
RO ROUGH OPENING

SDMC SAN DIEGO MUNICIPAL CODE
SHT SHEET
SIM SIMILAR
SOL SOLID
SC SOLID CORE
SPEC SPECIFICATION(S)
SF SQUARE FOOT
SS STAINLESS STEEL
STD STANDARD
STL STEEL
STG STORAGE
STRL STRUCTURAL
SMF STRUCTURAL METAL FRAME
SP SUMP PUMP
SUSP SUSPENDED

TEL TELEPHONE
TV TELEVISION
TEMP TEMPORARY
THK THICK(NESS)
THR THRESHOLD
T24 TITLE 24
TBD TO BE DETERMINED
TOD TOP OF DRAIN
TOR TOP OF ROOF
TOR'G TOP OF RAILING
TYP TYPICAL

UBC UNIFORM BUILDING CODE
UON UNLESS OTHERWISE NOTED

VIF VERIFY IN FIELD
VERT VERTICAL
VTR VENT THROUGH ROOF
VCT VINYL COMPOSITE TILE

WIC WALK-IN CLOSET
WH WATER HEATER
WM WATER METER
WP WATERPROOF
W/ WITH
W/O WITHOUT
WD WOOD

PROJECT DATA

-SCOPE OF WORK:

PROJECT NAME:

PROJECT ADDRESS:

APN: 

ZONE:

LEGAL DESCRIPTION:

ORIGINAL YEAR OF CONSTRUCTION:

GEOLOGIC HAZARD CATEGORY:

MINIMUM ALLOWABLE SETBACKS:
FRONT:
REAR:

OVERLAY AREA ZONE:

EXISTING USE:

PROPOSED USE: 

EXISTING OCCUPANCY:

PROPOSED OCCUPANCY:

EXISTING TYPE OF CONSTRUCTION: 

PROPOSED TYPE OF CONSTRUCTION:
     ADU:

EXISTING STORIES: 

PROPOSED STORIES:

EXISTING DWELLING UNITS:

PROPOSED DWELLING UNITS:

EXISTING BUILDING HEIGHT:

PROPOSED BUILDING HEIGHT:

EXISTING GROSS FLOOR AREA:

PROPOSED GROSS FLOOR AREA:

LOT SIZE:

EXISTING LOT COVERAGE:

PROPOSED LOT COVERAGE:

ALLOWABLE FLOOR AREA RATIO:

EXISTING FLOOR AREA RATIO:

PROPOSED FLOOR AREA RATIO:

ALLOWABLE FLOOR AREA:

EXISTING FLOOR AREA:

PROPOSED FLOOR AREA:

EXISTING SPRINKLED SYSTEM:
      RESIDENCE

PROPOSED SPRINKLED SYSTEM
 ADU:

PARKING SPACES REQUIRED:

PARKING SPACES PROPOSED:

EXISTING SINGLE-FAMILY RESIDENCE TO REMAIN WITHIN THE EXISTING 
FOOTPRINT.
EXISTING POOL TO BE DEMOLISHED.
NEW 712 SF GUEST HOUSE TO BE CONSTRUCTED UNDER EXISTING POOL DECK, 
NEW WINE CELLAR AND HALLWAY 159 SF. NEW POOL AND JACUZZI TO BE 
CONSTRUCTED ON SOUTHWEST PORTION OF THE SITE .

GILBERT RESIDENCE

9860 LA JOLLA FARMS, LA JOLLA, CA 92037

342-031-21-00

RS-1-2

PARCEL 1 AS SHOWN ON PARCEL MAP NO. 16819

1997

CITY OF SAN DIEGO SEISMIC SAFETY STUDY GEOLOGIC HAZARDS AND FAULTS MAP 
GRID TILE 34 ZONE 21 & 41

25'
25% OF THE LOT DEPTH = 333' X 25% = 83.25'

COASTAL HEIGHT LIMIT OVERLAY ZONE, COASTAL OVERLAY ZONE (CST-APP), 
COASTAL OVERLAY ZONE FIRST PUBLIC ROADWAY, PARKING IMPACT OVERLAY 
(PIOZ-COASTAL-IMPACT, BEACH-IMPACT, CAMPUS-IMPACT)

SINGLE DWELLING UNIT

SINGLE DWELLING UNIT

R-3

R-3

VB, NON-SPRINKLERED

VB, NON-SPRINKLERED
VB, NON-SPRINKLERED

2

2

1

2

27 FT

27 FT

1ST LEVEL 6,690 SF
2ND LEVEL 6,625 SF
TOTAL             13,315 SF

BASEMENT LEVEL
ADU       712 SF (SEE SHEET A104)

HALLWAY/WINE CELLAR        159 SF  (SEE SHEET A104)     
           OUTDOOR         20 SF (SEE SHEET A104)

1ST LEVEL 6,690 SF
2ND LEVEL 6,625 SF
TOTAL 14,206 SF

35,014 SF

7,740 / 35,014 SF = 21%

9,208 / 35,014 SF = 26%

.45

38%

41%

15,576 SF

13,315 SF

14,206 SF

NON-SPRINKLERED

NON- SPRINKLERED

4 STALLS

4 STALLS

VICINITY MAP

SITE

PROJECT TEAM

OWNER: GILBERT FAMILY TRUST 07-30-08
9860 LA JOLLA FARMS
LA JOLLA, CA 92037
CONTACT: MELISSA GILBERT
323-646-4706

ARCHITECT:

CONTRACTOR:

STRUCTURAL ENGINEER:

BENTON & BENTON ARCHITECTS
7757 GIRARD AVENUE
LA JOLLA, CA 92037
CONTACT: ANDREW BENTON
858-459-08-05
ANDY@BENTON-BENTON.COM

CIVIL ENGINEER:

SURVEYOR:

LANDSCAPE ARCHITECT:

GEOTECHNICAL ENGINEER:

T.B.D.

CHRISTENSEN ENGINEERING
7888 SILVERFRONT AVE. SUITE J
SAN DIEGO, CA 92196
CONTACT: TONY CHRISTENSEN
858-271-9901
CEANDS@AOL.COM

OMEGA LAND  SURVEYING INC.
4340 VIEWRIDGE AVE. SUITE B
SAN DIEGO, CA 92123
CONTACT: RYAN J. WAKEFIELD
619-488-6942
RYAN@OMEGA-SURVEYING.COM

TERRA PACIFIC CONSULTANTS INC.
4010 MORENA BLVD STE 108
SAN DIEGO, CA 92117
CONTACT: CRISTOPHER O'HERN
858-521-1190
CRISO@TERRAPAC.NET

TODD FRY LANDSCAPE ARCHITECTS
7920 PRINCESS ST.
LA JOLLA, CA 92037
CONTACT: JENNIFER PHELPS
858-459-8005
JENNIFER@TF-LA.COM

T.B.D.

GOVERNING CODES: SAN DIEGO MUNICIPAL CODE,  SAN DIEGO LAND 
DEVELOPMENT CODE,  2022 CBC,  2022 CRC,  2022 
CMC,  2022 CPC,  2022 CEC, T24 ENERGY 
STANDARDS

NO.C14820
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A000

PRJ-1055647

Gilbert Residence

9860 La Jolla Farms Rd.,
La Jolla, CA. 92037

SHEET INDEX
ARCHITECTURE
A000 COVER SHEET
PH 1 PHOTOGRAPHIC KEY MAP
PH 2 PHOTOGRAPHS
PH 3 PHOTOGRAPHS
A100 SITE PLAN EXISTING
A101 SITE PLAN PROPOSED
A102 TOPOGRAPHIC BASE MAP
A103 SITE DISTURBED AREA ANALYSIS
A104 F.A.R. ANALYSIS
A105 LEVEL 1 AREA A DEMOLITION PLAN
A106 LEVEL 1 AREA B DEMOLITION PLAN
A107 LEVEL 1 AREA C DEMOLITION PLAN
A108 LEVEL 1 SITE DEMOLITION PLAN
A109 LEVEL 2 AREA A DEMOLITION PLAN
A110 LEVEL 2 PLAN B DEMOLITION PLAN
A200 PROPOSED GUEST HOUSE
A201 PROPOSED LEVEL 1
A202 PROPOSED LEVEL 2 FLOOR PLAN
A203 PROPOSED ROOF PLAN
A300 EXISTING EAST & WEST ELEVATION
A301 EXISTING NORTH & SOUTH ELEVATIONS
A302 PROPOSED EAST & WEST ELEVATION
A303 PROPOSED NORTH & SOUTH ELEVATIONS
A304 EXISTING & PROPOSED SECTIONS
A305 EXISTING & PROPOSED GRADING ELEVATIONS
A400 ENLARGED PROPOSED GUEST HOUSE PLAN
CIVIL
C02 PRELIMINARY GRADING PLAN
C03 PRELIMINARY GRADING PLAN
LANDSCAPE
BM-1 BRUSH MANAGEMENT PLAN
BM-2 EXISTING PLANTING PLAN
BM-3 BRUSH MANAGEMENT NOTES
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CODES AND ORDINANCES AND SHALL FOLLOW GOOD PRACTICE 
AND GENERALLY ACCEPTED STANDARDS.

REMOVE ALL EXISTING FINISHES AS REQUIRED TO FACILITATE 
INSTALLATION OF NEW FINISHES. 
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LEVEL 1 AREA A
DEMOLITION PLAN

03/12/2024

A105

PRJ-1055647

Gilbert Residence

9860 La Jolla Farms Rd.,
La Jolla, CA. 92037

SCALE:  1/4" = 1'-0"
LEVEL 1 DEMOLITION PLAN A1

DEMOLITION KEYNOTES

A REMOVE INTERIOR WALLS (SHOWN IN DASHED), PATCH AND PREPARE
ALL SURFACES AS REQUIRED TO ACCEPT NEW STAIRS AND  ADJOINING
CONSTRUCTION AND FINISHES.

AA REMOVE EXISTING WALL AND REPAIR FLOOR AND CEILING SURFACES
AS REQUIRED TO ACCEPT NEW FINISHES.

B REMOVE DECORATIVE ELEMENTS FROM EXISTING COLUMN. PREPARE
SURFACES AS REQUIRED TO RECEIVE NEW FINISH.

C REMOVE CURVED PORTION OF EXISTING CONCRETE STAIRS. PATCH
STAIRS TO MATCH EXISTING MATERIAL.

D REMOVE PORTION OF EXISTING WALL TO ACCOMMODATE NEW
OPENING FOR NEW WINDOW AND ALL ASSOCIATED HARDWARE.

E REMOVE EXISTING DOOR FRAME IN THEIR ENTIRETY (INCLUDING ALL
ASSOCIATED HARDWARE. PREPARE ARE FOR NEW CASED OPENING.

F REMOVE INTERIOR WALLS (SHOWN IN DASHED), PATCH AND PREPARE
ALL SURFACES AS REQUIRED TO ACCEPT NEW STAIRS AND  ADJOINING
CONSTRUCTION AND FINISHES.

G REMOVE EXISTING COLUMN. PRIOR TO THE START OF DEMOLITION
WORK, CONTRACTOR SHALL PROVIDE TEMPORARY SUPPORT AS
REQUIRED BY REMOVAL OF COLUMN TO ENSURE ALL TEMPORARY
SUPPORTS ARE CARRIED TO SUFFICIENT BEARING MATERIALS. REFER
TO STRUCTURAL DRAWINGS FOR SHORING AND UNDERPINNING
REQUIREMENTS. PATCH AND PREPARE FLOOR SURFACES AS
REQUIRED FOR NEW FINISH.

H REMOVE EXISTING DOOR IN ITS ENTIRETY (INCLUDING ALL
ASSOCIATED HARDWARE).

I REMOVE DECORATIVE QUOINS. VERIFY MATERIAL, PATCH, AND REPAIR
WALL SURFACE AS REQUIRED FOR NEW FINISH.

J REMOVE EXISTING WINDOW, WINDOW FRAME, AND ALL ASSOCIATED
HARDWARE. SQUARE, PATCH, AND REPAIR WALL SURFACES FOR NEW
WINDOW INSTALLATIONS.

K REMOVE EXISTING WALL AND REPAIR FLOOR AND CEILING SURFACES
AS REQUIRED TO ACCEPT NEW FINISHES.

L REMOVE EXISTING WINDOW AND FRAME IN ITS ENTIRETY (INCLUDING
ALL ASSOCIATED HARDWARE).

Revision Schedule

Rev.#  Description Date



LA
 J

O
LL

A 
FA

RM
S 

RD

LA
 J

O
LL

A 
FA

RM
S 

RD

UP

UP

101

?

1

1
A101

SIM
_________________

1i

1i

CENTERLINE

PROPERTY LINE

DOOR TAG

KEYNOTE TAG

REVISION

SPOT ELEVATION

PARTITION TAG

WINDOW TAG

ELEVATION 
MARKER

SECTION 
MARKER

EXISTING WALL

DEMOLISH WALL

LEGEND

_________

A101
1

SDCO SMOKE DETECTOR/
CARBON MONOXIDE 

DEMOLITION GENERAL NOTES

1.

2.

3.

4.

IT SHALL BE INCUMBENT ON THE CONTRACTOR(S) TO FIELD 
VISIT THE SITE, AND TO FULLY FAMILIARIZE THEMSELVES WITH 
EXISTING CONDITIONS WITHIN THE WORK AREA PRIOR TO 
SUBMITTING A BID.

REFER TO STRUCTURAL DRAWINGS FOR ADDITIONAL 
DEMOLITION AND REMOVAL NOTES AND PROCEDURES.

DEMOLITIONS AND REMOVALS SHALL FOLLOW ALL APPLICABLE 
CODES AND ORDINANCES AND SHALL FOLLOW GOOD PRACTICE 
AND GENERALLY ACCEPTED STANDARDS.

REMOVE ALL EXISTING FINISHES AS REQUIRED TO FACILITATE 
INSTALLATION OF NEW FINISHES. 
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LEVEL 1 AREA B
DEMOLITION PLAN

03/12/2024

A106

PRJ-1055647

Gilbert Residence

9860 La Jolla Farms Rd.,
La Jolla, CA. 92037

SCALE:  1/4" = 1'-0"
LEVEL 1 DEMOLITION PLAN B1

DEMOLITION KEYNOTES

A REMOVE INTERIOR WALLS (SHOWN IN DASHED), PATCH AND
PREPARE ALL SURFACES AS REQUIRED TO ACCEPT NEW STAIRS
AND  ADJOINING CONSTRUCTION AND FINISHES.

B REMOVE DECORATIVE ELEMENTS FROM EXISTING COLUMN.
PREPARE SURFACES AS REQUIRED TO RECEIVE NEW FINISH.

CC REMOVE EXISTING STAIS AND ALL ASSOCIATED HARDWARE.
D REMOVE PORTION OF EXISTING WALL TO ACCOMMODATE NEW

OPENING FOR NEW WINDOW AND ALL ASSOCIATED HARDWARE.
J REMOVE EXISTING WINDOW, WINDOW FRAME, AND ALL

ASSOCIATED HARDWARE. SQUARE, PATCH, AND REPAIR WALL
SURFACES FOR NEW WINDOW INSTALLATIONS.

P PREPARE AREA FOR NEW STAIRS.
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LEVEL 1 AREA C
DEMOLITION PLAN

03/12/2024

A107

PRJ-1055647

Gilbert Residence

9860 La Jolla Farms Rd.,
La Jolla, CA. 92037

SCALE:  1/4" = 1'-0"
LEVEL 1 DEMOLITION PLAN B.1

BUILDING AREA REVIEWED AND 
PERMITTED UNDER PERMIT 
APPLICATION PRJ-1057898
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DEMOLITION GENERAL NOTES

1.

2.

3.

4.

IT SHALL BE INCUMBENT ON THE CONTRACTOR(S) TO FIELD 
VISIT THE SITE, AND TO FULLY FAMILIARIZE THEMSELVES WITH 
EXISTING CONDITIONS WITHIN THE WORK AREA PRIOR TO 
SUBMITTING A BID.

REFER TO STRUCTURAL DRAWINGS FOR ADDITIONAL 
DEMOLITION AND REMOVAL NOTES AND PROCEDURES.

DEMOLITIONS AND REMOVALS SHALL FOLLOW ALL APPLICABLE 
CODES AND ORDINANCES AND SHALL FOLLOW GOOD PRACTICE 
AND GENERALLY ACCEPTED STANDARDS.

REMOVE ALL EXISTING FINISHES AS REQUIRED TO FACILITATE 
INSTALLATION OF NEW FINISHES. 
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LEVEL 1 SITE
DEMOLITION PLAN

03/12/2024

A108

PRJ-1055647

Gilbert Residence

9860 La Jolla Farms Rd.,
La Jolla, CA. 92037

SCALE:  1/4" = 1'-0"
LEVEL 1 DEMOLITION SITE PLAN1

DEMOLITION KEYNOTES

B REMOVE DECORATIVE ELEMENTS FROM EXISTING COLUMN.
PREPARE SURFACES AS REQUIRED TO RECEIVE NEW FINISH.

E REMOVE EXISTING DOOR FRAME IN THEIR ENTIRETY (INCLUDING
ALL ASSOCIATED HARDWARE. PREPARE ARE FOR NEW CASED
OPENING.

G REMOVE EXISTING COLUMN. PRIOR TO THE START OF
DEMOLITION WORK, CONTRACTOR SHALL PROVIDE TEMPORARY
SUPPORT AS REQUIRED BY REMOVAL OF COLUMN TO ENSURE
ALL TEMPORARY SUPPORTS ARE CARRIED TO SUFFICIENT
BEARING MATERIALS. REFER TO STRUCTURAL DRAWINGS FOR
SHORING AND UNDERPINNING REQUIREMENTS. PATCH AND
PREPARE FLOOR SURFACES AS REQUIRED FOR NEW FINISH.

H REMOVE EXISTING DOOR IN ITS ENTIRETY (INCLUDING ALL
ASSOCIATED HARDWARE).

J REMOVE EXISTING WINDOW, WINDOW FRAME, AND ALL
ASSOCIATED HARDWARE. SQUARE, PATCH, AND REPAIR WALL
SURFACES FOR NEW WINDOW INSTALLATIONS.

K REMOVE EXISTING WALL AND REPAIR FLOOR AND CEILING
SURFACES AS REQUIRED TO ACCEPT NEW FINISHES.

L REMOVE EXISTING WINDOW AND FRAME IN ITS ENTIRETY
(INCLUDING ALL ASSOCIATED HARDWARE).

M DEMOLISH EXISTING POOL. NEW ADU TO BE BUILD BELOW.
N DEMOLISH EXISTING SPA AREA. NEW ADU TO BE BUILD BELOW.
O DEMOLISH DECK AND PREPARE AREA FOR A NEW DECK TO

MATCH EXISTING LIVING ROOM LEVEL.
Q DEMOLISH EXISTING GUARDRAIL.
R DEMOLISH EXISTING GREEN AREA AND PREPARE FOR THE
S DEMOLISH EXISTING UNPERMITTED DECK ENCROACHING INTO

THE EASEMENT.
T DEMOLISH EXISTING RETAINING WALL ENCROACHING INTO

EASMEMENT.
U DEMOLISH EXISTING STAIRS ENCROACHING INTO EASEMENT.
V DEMOLISH EXISTING STAIR, SQUARE, PATCH, AND REPAIR WALL

SURFACE FOR NEW FINISH.
W DEMOLISH EXISTING KITCHEN AND ITS ACCESORIES.
X DEMOLISH EXISTING FIRE PIT.
Y DEMOLISH EXISTING GREEN AREA
Z DEMOLISH EXISTING STAIRS.
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DEMOLITION GENERAL NOTES

1.

2.

3.

4.

IT SHALL BE INCUMBENT ON THE CONTRACTOR(S) TO FIELD 
VISIT THE SITE, AND TO FULLY FAMILIARIZE THEMSELVES WITH 
EXISTING CONDITIONS WITHIN THE WORK AREA PRIOR TO 
SUBMITTING A BID.

REFER TO STRUCTURAL DRAWINGS FOR ADDITIONAL 
DEMOLITION AND REMOVAL NOTES AND PROCEDURES.

DEMOLITIONS AND REMOVALS SHALL FOLLOW ALL APPLICABLE 
CODES AND ORDINANCES AND SHALL FOLLOW GOOD PRACTICE 
AND GENERALLY ACCEPTED STANDARDS.

REMOVE ALL EXISTING FINISHES AS REQUIRED TO FACILITATE 
INSTALLATION OF NEW FINISHES. 
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LEVEL 2 AREA A
DEMOLITION PLAN

03/12/2024

A109

PRJ-1055647

Gilbert Residence

9860 La Jolla Farms Rd.,
La Jolla, CA. 92037

SCALE:  1/4" = 1'-0"
LEVEL 2 DEMOLITION PLAN A1

DEMOLITION KEYNOTES

A
AA REMOVE EXISTING WALL AND REPAIR FLOOR AND CEILING SURFACES AS

REQUIRED TO ACCEPT NEW FINISHES.
B REMOVE DECORATIVE ELEMENTS FROM EXISTING COLUMN. PREPARE

SURFACES AS REQUIRED TO RECEIVE NEW FINISH.
D REMOVE PORTION OF EXISTING WALL TO ACCOMMODATE NEW OPENING

FOR NEW WINDOW AND ALL ASSOCIATED HARDWARE.
E REMOVE EXISTING DOOR FRAME IN THEIR ENTIRETY (INCLUDING ALL

ASSOCIATED HARDWARE. PREPARE ARE FOR NEW CASED OPENING.
FF DEMOLISH RAUND PORTION OF BRIDGE, SQUARE, PATCH, AND REPAIR

SURFACES AS REQUIRED FOR NEW FINISH.
G REMOVE EXISTING COLUMN. PRIOR TO THE START OF DEMOLITION

WORK, CONTRACTOR SHALL PROVIDE TEMPORARY SUPPORT AS
REQUIRED BY REMOVAL OF COLUMN TO ENSURE ALL TEMPORARY
SUPPORTS ARE CARRIED TO SUFFICIENT BEARING MATERIALS. REFER
TO STRUCTURAL DRAWINGS FOR SHORING AND UNDERPINNING
REQUIREMENTS. PATCH AND PREPARE FLOOR SURFACES AS REQUIRED
FOR NEW FINISH.

GG REMOVE EXISTING GUARDRAIL.
HH REMOVE EXISTING GUARDRAIL, PATCH, AND REPAIR SURFACE AS

REQUIRED FOR NEW FINISH.
J REMOVE EXISTING WINDOW, WINDOW FRAME, AND ALL ASSOCIATED

HARDWARE. SQUARE, PATCH, AND REPAIR WALL SURFACES FOR NEW
WINDOW INSTALLATIONS.
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DEMOLITION GENERAL NOTES

1.
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3.

4.

IT SHALL BE INCUMBENT ON THE CONTRACTOR(S) TO FIELD 
VISIT THE SITE, AND TO FULLY FAMILIARIZE THEMSELVES WITH 
EXISTING CONDITIONS WITHIN THE WORK AREA PRIOR TO 
SUBMITTING A BID.

REFER TO STRUCTURAL DRAWINGS FOR ADDITIONAL 
DEMOLITION AND REMOVAL NOTES AND PROCEDURES.

DEMOLITIONS AND REMOVALS SHALL FOLLOW ALL APPLICABLE 
CODES AND ORDINANCES AND SHALL FOLLOW GOOD PRACTICE 
AND GENERALLY ACCEPTED STANDARDS.

REMOVE ALL EXISTING FINISHES AS REQUIRED TO FACILITATE 
INSTALLATION OF NEW FINISHES. 
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SCALE:  1/4" = 1'-0"
LEVEL 2 DEMOLITION PLAN B1

DEMOLITION KEYNOTES

AA REMOVE EXISTING WALL AND REPAIR FLOOR AND CEILING
SURFACES AS REQUIRED TO ACCEPT NEW FINISHES.

BB REMOVE EXISTING POCKET DOOR IN ITS ENTIRETY (INCLUDING ALL
ASSOCIATED HARDWARE).

CC REMOVE EXISTING STAIS AND ALL ASSOCIATED HARDWARE.
D REMOVE PORTION OF EXISTING WALL TO ACCOMMODATE NEW

OPENING FOR NEW WINDOW AND ALL ASSOCIATED HARDWARE.
DD FILL IN AND PATCH AREA TO MATCH EXISTING FINISHES.
E REMOVE EXISTING DOOR FRAME IN THEIR ENTIRETY (INCLUDING

ALL ASSOCIATED HARDWARE. PREPARE ARE FOR NEW CASED
OPENING.

H REMOVE EXISTING DOOR IN ITS ENTIRETY (INCLUDING ALL
ASSOCIATED HARDWARE).

HH REMOVE EXISTING GUARDRAIL, PATCH, AND REPAIR SURFACE AS
REQUIRED FOR NEW FINISH.

J REMOVE EXISTING WINDOW, WINDOW FRAME, AND ALL
ASSOCIATED HARDWARE. SQUARE, PATCH, AND REPAIR WALL
SURFACES FOR NEW WINDOW INSTALLATIONS.
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EXISTING PLANT LEGEND
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TREES & PALMS

CITRUS 6" DIAM CITRUS SPP. NCN TO REMAIN

CALIPER

15" - 30"
DIAM.

MQ CALIPER MELALEUCA QUINQUINERVIA PAPER BARK TO REMAIN

ML 6" - 12"
DIAM. MYOPORUM LAETUM MOUSEHOLE TREE TO REMAIN

CALIPER

SYMBOL BOTANICAL NAME COMMON NAME REMARKS

SHRUBS & GROUND COVERS

RI RHUS INTEGRIFOLIA LEMONADE BERRY TO REMAIN

LOW GROWING SHRUBS & GROUND COVER,
SUCH AS:

CISSUS SPP. ROCKROSE

DYMONDIA MARGARETAE SILVER CARPET

ROSEMARY SPP. NCN

ALOE SPP. NCN TO REMAIN

BOUGAIVILLEA NCN

ABELIA GLOSSY ABELIA

MEDIUM HEIGHT SHRUBS

SUCH AS:

         (E) LIGUSTRUM JAPONICUM 'TEXANUM' TEXAS PRIVET TO REMAIN

RHAPHIOLEPIS UMBELLATA MINOR DWARF YEDDO HAWTHORN

TURF LAWN TO REMAIN

LOW GROWING SHRUBS & GROUND COVER:
NATIVE & NATURALIZED, SUCH AS: TO REMAIN

FRAGNULA CALIFORNICA COFFEEBERRY

ARCTOSTAPHYLOS SPP. MANZANITA

CEONOTHUS SPP. CALIFORNIA LILAC

LIMONIUM PEREZII SEA LAVENDAR

BACCHARIS SPP. COYOTE BUSH

CARPOBROTUS EDULIS HOTTENTOT-FIG ICEPLANT

OSTEOSPERMUM FREEWAY DAISY

RHUS INTEGRIFOLIA LEMONADE BERRY TO REMAIN

ESL ENVIRONMENTALLY SENSITIVE LANDS
ZONE 1 SHALL NOT
EXTEND INTO ESL

NEW BRUSH MANAGEMENT PLANT LEGEND
SYMBOL QTY LATIN NAME COMMON NAME NOTE

RI 3 RHUS INTEGRIFOLIA LEMONADE BERRY VEGETATIVE SCREENING SHALL BE PROVIDED TO
SOFTEN WALLS THAT EXCEED 6'-0" IN HEIGHT
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