
DATE ISSUED: July 2, 2025 REPORT NO. HO-25-027 

HEARING DATE:         July 9, 2025 

SUBJECT: 

PROJECT NUMBER: 

2072 Via Casa Alta - Process Three Decision 

PRJ-0698915 

OWNER/APPLICANT: Kevin Javaheri, JADE LJ, LLC/Marengo Morton Architects, Inc. 

SUMMARY 

Issue:  Should the Hearing Officer approve a Coastal Development Permit, Site Development Permit 
and Multi-Habitat Planning Area Boundary Line Adjustment for a new 16,251-square-foot, two-story 
single-dwelling unit over a two level subterranean basement, accessory structure and pool on a 
0.77-acre vacant lot located at 2072 Via Casa Alta within the La Jolla Community Plan and Local 
Coastal Program Land Use Plan? 

Proposed Actions: 

1. ADOPT Mitigated Negative Declaration (MND) No. PRJ-0698915/SCH No. 2025040224
and the associated Mitigation, Monitoring, and Reporting Program (MMRP); and

2. APPROVE Coastal Development Permit (CDP) No. PMT-2590139 and Site
Development Permit (SDP) No. PMT-2590140; and

3. APPROVE Multi-Habitat Planning Area (MHPA) Boundary Line Adjustment (BLA) PMT-
2590140-1; and

Fiscal Considerations:  None. All costs associated with the processing of this application are paid 
from a deposit account maintained by the applicant. 

Housing Impact Statement:  The project will result in one new single-dwelling unit. The project site is 
vacant and designated as Very-Low Density Residential (0-5 dwelling units/acre) and Parks/Open 
Space in the La Jolla Community Plan and Local Coastal Program Land Use Plan (Community Plan). 
The development supports goals and policies of the Residential Land Use Element and is consistent 
with the Community Plan. 

https://www.google.com/maps/place/2072+Via+Casa+Alta,+La+Jolla,+CA+92037/@32.839939,-117.251017,920m/data=!3m2!1e3!4b1!4m6!3m5!1s0x80dc014209e61247:0x5180834f8c5f5e40!8m2!3d32.839939!4d-117.251017!16s%2Fg%2F11c24zv895?entry=ttu&g_ep=EgoyMDI1MDQyMi4wIKXMDSoASAFQAw%3D%3D
https://www.sandiego.gov/sites/default/files/lajollacommunityplanaug2014.pdf
https://www.sandiego.gov/sites/default/files/lajollacommunityplanaug2014.pdf
https://aca-prod.accela.com/SANDIEGO/Cap/CapDetail.aspx?Module=DSD&TabName=DSD&capID1=REC23&capID2=00000&capID3=033VZ&agencyCode=SANDIEGO&IsToShowInspection=
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Community Planning Group Recommendation:  On November 3, 2022, The La Jolla Community Plan 
Association voted 12-3 with one abstention to recommend approval of the project without 
conditions (Attachment 4).  
 
Environmental Impact: Mitigated Negative Declaration No. PRJ-0698915/SCH No. 2025040224 has 
been prepared for the project in accordance with the State of California Environmental Quality Act 
(CEQA) Guidelines. A Mitigation Monitoring and Reporting Program (MMRP) for Biological Resources,  
Historical Resources (Archaeology), Tribal Cultural Resources would be implemented upon adoption 
of the MMRP and project approval (Attachments 7 and 8). 
 
BACKGROUND 
 
Site Description: 
The vacant 0.77-acre project site is located at 2072 Via Casa Alta in the RS-1-1 (Residential-Single) 
zone, the Coastal Height Limitation Overlay Zone, the Coastal Overlay Zone (Non-Appealable), and is 
designated as Very-Low Density Residential (0-5 dwelling unit per acre (du/ac)) and Parks/Open 
Space in the Community Plan. The site contains Environmentally Sensitive Lands (ESL) in the form of 
sensitive biological resources and steep hillsides, and a portion of the site is within the Multi-Habitat 
Planning Area (MHPA). An existing 50-foot Open Space Easement is located along the northern rear 
property line. The site is adjacent to existing single dwelling units to the east and west and hillsides 
to the north and south (Attachments 1-3). 
 
DISCUSSION 
 
Project Description: 
The project proposes to construct a new 16,251-square-foot two-story single-dwelling unit over a 
two-level subterranean basement, accessory structure, pool, and associated site improvements 
including hardscape and landscape on a vacant 0.77-acre lot located at 2072 Via Casa Alta. The 
project includes brush management, a MHPA boundary line adjustment, and the preservation of 
sensitive biological habitat and natural steep hillside onsite through a recorded Covenant of 
Easement. 
 
Development of the proposed project requires:   

 
• A Coastal Development Permit (CDP) per SDMC Section 126.0704(a)(3) is required for 

development within the Coastal Overlay Zone for new development and intensification on 
a vacant lot;  

 
• A Site Development Permit (SDP) per SDMC Section 143.0110(b) Table 143-01A is required 

since the site contains Environmentally Sensitive Lands for sensitive biological resources 
and steep hillsides.   

 
• An MHPA Boundary Line Adjustment (BLA) will shift the mapping of the MHPA area to the 

northern downslope portion of the site, which contains sensitive vegetation and has 
higher biological value than the portion of the site that will be disturbed due to the 
construction of the dwelling unit at the top portion of the project site. 

https://www.sandiego.gov/ceqa/final?search=PRJ-0698915&dept=All
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf
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Due to process consolidation, all actions are consolidated for a Process Three Hearing Officer 
decision per San Diego Municipal Code (SDMC) Section 112.0103. 
 
Site Condition and Development Footprint 
The project site is vacant and is designated residential on the southern portion of the site and open 
space towards the rear. The site is relatively flat towards the south, along Via Casa Alta, and slopes 
steeply downward from the middle of the site towards the northern property line. Although the 
portion of the site proposed for development was previously disturbed, native grassland has 
naturally reestablished and therefore, the entire 0.77-acre site is covered by ESL in the form of 
sensitive biological resources. The site supports three sensitive habitat types: 0.44-acres of Coastal 
Sage Scrub/Chaparral (Tier II habitat), 0.03-acres of Native Grassland (Tier I habitat), and 0.30-acres 
of Non-native Grassland (Tier IIIB habitat). The development footprint including Brush Management 
Zone 1 is located on approximately 0.41 acres of the southern portion of the site and will impact 
sensitive biological resources, however, this footprint does not extend past the top of the slope (765 
feet above mean sea level (AMSL)) and does not encroach into steep hillsides. ESL in the form of 
steep hillsides, as defined by SDMC Section 113.0103, does cover 0.35 acres at the rear of the 
property, but will not be impacted.  
 
Brush Management  
Consistent with SDMC Section 142.0412, Brush Management Zone One shall range from 42 feet to 
54 feet, with a corresponding Zone Two of 35 feet to 65 feet in width, exercising Zone Two reduction 
options under SDMC Section 142.0412(f). Zone 2 brush management will extend into Coastal Sage 
Scrub/Chaparral habitat within the MHPA, but is considered impact neutral. The modified brush 
management plan will help reduce impacts to sensitive biological resources in the northern portion 
of the site and will not encroach into the onsite mitigation area. This modified brush management 
plan has been reviewed and conceptually approved by Landscape and Fire Review staff. 
 
MHPA Boundary Line Adjustment 
The proposed project would encroach into the MHPA beyond the allowable development area 
pursuant to SDMC sections 143.0142 and 131.0250(b) of the City ‘s Land Development Code, 
requiring a MHPA BLA. The BLA will shift the mapping of the MHPA area to the northern downslope 
portion of the site that contains sensitive vegetation and that has higher biological value than the 
portion of the site that will be disturbed due to the construction at the top portion of the project 
site. Removal of 0.03 acres of Tier 1 Native Grassland habitat from the MHPA would be mitigated 
through payment into the Habitat Acquisition Fund (HAF) as there is no feasible location for on-site 
mitigation due to the remaining intact Coastal Sage Scrub habitat within the on-site MHPA. 
Mitigation through the HAF would result in preservation of Tier 1 habitat within the MHPA so a 1:1 
mitigation ratio was used.  
 
A MHPA Boundary Line Adjustment will preserve the sensitive biological resources at the northern-
down slope portion of the site to ensure that no future development occurs in this portion of the 
site. Additionally, the proposed development is required to place the northern portion of the site 
within a Covenant of Easement that is mapped within the MHPA and would be managed in 
accordance with a Long-Term Habitat Management Plan.  
 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art02Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division01.pdf#page=26?
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division02.pdf#page=19?
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Biological Resource Mitigation 
The development footprint impacts 0.03 acres of Tier 1 Native Grassland; 0.3 acres of Tier IIIB Non-
native Grassland and 0.07 acres of Tier II Coastal Sage Scrub/Chaparral. The removal of 0.03 acres of 
Tier 1 Native Grassland habitat will be mitigated through payment into the HAF. The encroachment 
into Non-Native Grassland and Coastal Sage Scrub/Chaparral will be mitigated onsite within the 
MHPA portion of the parcel and outside of the Brush Management Zone 2. The mitigation includes 
approximately 0.22 acre of Coastal Sage Scrub/Chaparral (Tier II) habitat as mitigation for impacts to 
0.3 acres of Non-native Grassland (mitigation ratio of 0.5:1) and 0.07 acres of Coastal Sage 
Scrub/Chaparral (mitigation ratio 1:1). 
 
Covenant of Easement  
Per Section 143.0140(a), all ESL outside of the allowable development area on the premises will be 
left in a natural state and incorporated into a Covenant of Easement (COE). The COE will cover 
approximately 0.36 acres and overlaps with Brush Management Zone 2, approximately 0.36 acres of 
MHPA, approximately 0.35 acres of steep hillsides, approximately 0.22 acres of sensitive habitat in 
the on-site mitigation area, and the existing open space easement. The COE will restrict future 
development in this portion of the site and will be managed in perpetuity in accordance with a Long-
Term Habitat Management Plan to be approved prior to issuance of any construction permits.  
 
Land Use Adjacency Guidelines  
Additionally, the project is conditioned to conform to the City’s MHPA Land Use Adjacency 
Guidelines to prevent drainage, toxins, noise, lighting, barriers, invasive plants, fugitive dust and 
brush management impacts from construction and the development to the adjacent open space 
and preserved MHPA. 
 
Community Plan Analysis:  
 
The project site is designated as Very-Low Density Residential (0-5 du/ac) and Parks/Open Space in 
the La Jolla Community Plan and Local Coastal Program Land Use Plan (Community Plan) and the 
project is consistent with the prescribed land use and density.  
 
Natural Resources and Open Space System 
The Natural Resources and Open Space System Element in the Community Plan states that privately 
owned Open Space areas are generally zoned for very low intensity residential development (0-5 
du/ac) to provide for reasonable use while preserving portions of the site in open space. A primary 
goal in the Community Plan is to "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.” (page 29) 
 
The project site contains steep hillsides and is subject to the Steep Hillside Guidelines (SHG) 
Community Specific Requirements within section (G) La Jolla (page 45) and the La Jolla Community 
Plan - Steep Hillside Requirements (page 50-51) and complies with the encroachment limitation 
standards requirements in Appendix L for Open Space. In addition, the Natural Resources and Open 
Space Element provides policies aimed at preserving sensitive environmental resources to the fullest 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division01.pdf#page=26?
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extent possible and minimizing landform alteration. The project is terraced with two stories over a 
two-level subterranean basement which proposes 4,682 cubic yards of cut to a depth of 20.6 feet 
and 78 cubic yards of fill to a depth of 6 feet, requiring export of 4,604 cubic yards. The development 
footprint is within the residentially designated portion of the site and will impact 0.41 acres of the 
0.77-acre site, with the remaining area to be preserved. 
 
Additionally, within the Coastal Overlay Zone, coastal development on premises containing 
environmentally sensitive lands is subject to the use and encroachment limitations and any other 
applicable regulations established for those lands in the Local Coastal Program, in addition to the 
above encroachment limitation standards established for the open space portion of the site. ESL is 
discussed earlier in the staff report and the project will mitigate for biological resource impacts on 
site and through payment into the HAF. ESL in the form of steep hillsides will not be impacted and a 
COE will be placed over 0.36 acres of the rear of the site to preserve the steep hillsides, MHPA and 
the biological resource mitigation area. Refer to the provided calculations on Plan Sheet A013 
(Attachment 10). 
 
Regarding the MSCP, the Community Plan recommends to "conserve the City of San Diego’s Multi-
Habitat Planning Area" (page 29) and “undertake an environmental assessment analysis of individual 
developments proposed for lands containing coastal sage or chaparral vegetation, or on steep 
slopes in accordance with the requirements of the California Environmental Quality Act and the City 
of San Diego’s Multiple Species Conservation Program Subarea Plan to determine the degree to 
which the proposed use will affect these sensitive resources." (page 38) The MHPA boundary line 
adjustment would preserve the on-site sensitive biological area and ensure the project’s 
development footprint does not encroach into the MHPA; a three-foot chain link fence is being 
proposed at the edge of the development and the MHPA Boundary Adjustment line. 
 
Community Character 
The La Jolla Community Plan recommends preserving community character by applying 
development regulations that limit bulk and scale relative to surrounding lots. This includes applying 
a sliding scale for floor area ratios (FARs) to decrease building scale as the lot size increases. The 
Community Plan also recommends that bulk and scale of new development apply to side and rear 
setback requirements, building articulation, roofline treatment, and variations within front yard 
setback requirements. The building has been designed to account for varying articulation between 
the roof overhangs and the face of the first and second floors. The structure is set back 48 feet from 
the front property line when 25 feet is allowed. A significant portion of the structure is below grade, 
and the FAR is 0.22, where 0.45 is allowed. Refer to Plan Sheet A055 for bulk and scale comparison 
with neighbors (Attachment 10).  
 
Height 
The Community Plan states "in order to address transitions between the bulk and scale of new and 
older development in residential areas, maintain the existing 30-foot height limit of the single 
dwelling unit zones and Proposition D. Structures with front and side yard facades that exceed one 
story should slope or step back additional stories, up to the 30-foot height limit, in order to allow 
flexibility while maintaining the integrity of the streetscape and providing adequate amounts of light 
and air" (page 76). Plan sheets A051-4 and Proposed Section Sheet A062 show the overall height for 
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the main and accessory structures (Attachment 10). The project will comply with the requirements 
for maximum height of the structure and not to exceed 30 feet per SDMC Section 131.0444 Angled 
Building Envelope Plane / Maximum Structure Height in Residential Zones and Section 132.0505 
Coastal Height Limit. The structure's overall height is 29 feet per the Title Sheet 001.  
 
The project was designed to comply with the density, underlying zoning, and building setbacks, and 
the maximum height of each structure does not exceed the 30-foot height limit. The proposed 
development is contained within the existing legal lot area, does not request or require deviations or 
variances from the applicable regulations and is consistent with the relevant policies, goals and 
recommendations of the Community Plan. 
 
Environmental Analysis:  
 
A Mitigated Negative Declaration No. PRJ-0698915/SCH No. 2025040224 has been prepared for the 
project in accordance with the State of California Environmental Quality Act (CEQA) Guidelines. 
Implementation of the Mitigation, Monitoring and Reporting Program (MMRP) would reduce impacts 
to a level below significance in the following categories: Biological Resources, Historical Resources 
(Archaeology), Tribal Cultural Resources. The following mitigation measures are included in 
Mitigated Negative Declaration. 
 
Biological Resources 
The project site and adjacent area currently support three sensitive habitat types: Coastal Sage 
Scrub/Chaparral, Native Grassland, and Nonnative Grassland. The development area will impact 
0.07 acres of Coastal Sage Scrub/Chaparral Tier II habitat, 0.03 acres of Native Grassland Tier I 
habitat, and 0.30 acres of Nonnative Grassland Tier IIIB habitat. Zone 2 brush management will also 
extend into the Coastal Sage Scrub/Chaparral habitat within the MHPA, but this is considered impact 
neutral.  
 
This project would mitigate impacts through on-site preservation of 0.22 acres of Coastal Sage 
Scrub/Chaparral within the MHPA for Tier II and IIIB habitat. Tier I habitat is not available within the 
MHPA area on-site therefore, direct impacts to 0.03 acres of Tier I Native Grassland habitat would be 
mitigated through payment into the Habitat Acquisition Fund (HAF). Mitigation through the HAF 
would be within the MHPA at an offsite location, so a 1:1 mitigation ratio was used. The on-site 
mitigation would be included as part of the larger 0.36-acre COE to protect steep slopes from future 
development. Additionally, specific mitigation measures require biological resource protection and 
monitoring during any grading or earth moving identified in the pre-construction meeting and the 
project would be conditioned to require implementing MSCP Subarea Plan Land Use Adjacency 
Guidelines (LUAGs) to ensure that indirect impacts to the MHPA are minimized.  
 
Historical Resources (Archaeology) and Tribal Cultural Resources 
The project would implement specific mitigation measures, which would require cultural resource 
protection and monitoring during any grading or earthmoving identified in the pre-construction 
meeting. 
 
 
 

https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art02Division05.pdf
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Conclusion: 
 
Staff has reviewed the application for the Site Development Permit, Coastal Development Permit 
and the MHPA Boundary Line Adjustment and determined the project is consistent with the 
Community Plan and the Land Development Code. Staff recommends that the Hearing Officer 
approve the requested permits (Attachments 5 and 6). 
 
ALTERNATIVES 
 

1. Adopt Mitigated Negative Declaration No. PRJ-0698915/SCH No. 2025040224 and the 
associated Mitigation, Monitoring, and Reporting Program and approve Coastal 
Development Permit No. PMT-2590139, Site Development Permit No. PMT-2590140 and 
MHPA Boundary Line Adjustment PMT-2590140-1, with modifications. 
 

2. Do not adopt Mitigated Negative Declaration No. PRJ-0698915/SCH No. 2025040224 and 
the associated Mitigation, Monitoring, and Reporting Program and deny Coastal 
Development Permit No. PMT-2590139, Site Development Permit No. PMT-2590140 and 
MHPA Boundary Line Adjustment PMT-2590140-1, if the findings required to approve the 
project cannot be affirmed. 

 
Respectfully submitted, 
 
 
 
____________________________________   
Sara Osborn  
Development Project Manager  
Development Services Department   
 
 
Attachments:  
 
1. Aerial Map 
2. Community Plan Land Use Map  
3. Existing Multi-Habitat Planning Area Boundaries Map  
4. La Jolla Planning Association Recommendation 
5. Draft Permit with Conditions 
6. Draft Permit and MHPA BLA Resolution with Findings 
7. Draft Environmental Resolution with MMRP  
8. Environmental Document - Mitigated Negative Declaration  
9. Ownership Disclosure Statement  
10. Climate Action Plan Consistency Checklist PRJ-0698915 
11. Project Plans 

https://www.sandiego.gov/ceqa/final?search=PRJ-0698915&dept=All
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City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

Community Planning 
Committee Distribution 

Form  

Project Name: Project Number: 

Community: 

 
For project scope and contact information (project manager and applicant), 

log into OpenDSD at https://aca.accela.com/SANDIEGO. 
 

Select “Search for Project Status” and input the Project Number to access project information. 
 

r Vote to Approve 
r Vote to Approve with Conditions Listed Below 
r Vote to Approve with Non-Binding Recommendations Listed Below 
r Vote to Deny 

Date of Vote: 

# of Members Yes # of Members No # of Members Abstain 

Conditions or Recommendations: 
 
 
 
r No Action 

(Please specify, e.g., Need further information, Split vote, Lack of quorum, etc.) 
 

 
 
NAME: 

TITLE: DATE: 

Attach additional pages if necessary (maximum 3 attachments). 

Visit our web site at www.sandiego.gov/development-services. 
Upon request, this information is available in alternative formats for persons with disabilities. 

DS-5620 (08-18) ONLINE FORM 

Javaheri Residence/2072 Via Casa Alta 698915/Marengo

12 3 1

LJCPA recommends the City of San Diego make the appropriate findings to approve this project.

LJCPA Trustee/Secretary

La Jolla

●

Suzanne Baracchini

November 28, 2022

November 03, 2022

ATTACHMENT 4

https://aca.accela.com/SANDIEGO/Default.aspx
http://www.sandiego.gov/development-services
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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: 24009191 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

COASTAL DEVELOPMENT PERMIT NO. PMT-2590139, 
SITE DEVELOPMENT PERMIT NO. PMT-2590140, AND  

MULTI-HABITAT PLANNING AREA BOUNDARY LINE ADJUSTMENT PMT-2590140-1 
2072 VIA CASA ALTA PROJECT NO. PRJ-0698915 [MMRP]  

HEARING OFFICER 
 

This Coastal Development Permit No. PMT-2590139, Site Development Permit No. PMT-2590140, 
and Multi-Habitat Planning Area Boundary Line Adjustment PMT-2590140-1 is granted by the 
Hearing Officer of the City of San Diego to JADE LJ, LLC, a California limited liability company, 
Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] sections 126.0708 and 126.0504. 
The 0.77-acre site is located at 2072 Via Casa Alta in the RS-1-1 zone within the Coastal Height 
Limitation Overlay Zone and the Coastal Overlay Zone (Non-Appealable) of the La Jolla Community 
Plan and Local Coastal Program Land Use Plan. The project site is legally described as: Lot 15 of La 
Jolla Scenic West, in the City of San Diego, County of San Diego, State of California, according to Map 
thereof No. 8482 filed in the office of the County Recorder of San Diego County, February 2, 1977 
(Assessor Parcel Number 352-750-1500). 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to Owner 
and Permittee to construct a new 16,251-square-foot, two-story single-dwelling unit over a two-level 
subterranean basement, accessory structure and pool described and identified by size, dimension, 
quantity, type, and location on the approved exhibits [Exhibit "A"] dated July 9, 2025, on file in the 
Development Services Department. 
 
The project shall include: 
 

a. 16,251-square-foot single-dwelling unit and accessory structure; 
 

b. Multi-Habitat Planning Area (MHPA) Boundary Line Adjustment; 
 

c. Landscaping (planting, irrigation and landscape-related improvements);  
 

d. Off-street parking;  
 



  ATTACHMENT 5 
 

 
Page 2 of 14 

e. Covenant of easement on 0.36 acres preserving the Multi-Habitat Planning Area (MHPA), 
steep hillsides and biologically sensitive resources; and 

 
f. 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 July 23, 2028. 
 
2. 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. 

 
3. 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. 
 
4. 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. 
 
5. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
6. 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.). 
 
7. In accordance with authorization granted to the City of San Diego from the United States Fish 
and Wildlife Service [USFWS] pursuant to Section 10(a) of the federal Endangered Species Act [ESA] 
and by the California Department of Fish and Wildlife [CDFW] pursuant to California Fish and Wildlife 
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Code section 2835 as part of the Multiple Species Conservation Program [MSCP], the City of San 
Diego through the issuance of this Permit hereby confers upon Owner/Permittee the status of Third 
Party Beneficiary as provided for in Section 17 of the City of San Diego Implementing Agreement [IA], 
executed on July 16, 1997, and on file in the Office of the City Clerk as Document No. OO-18394.  
Third Party Beneficiary status is conferred upon Owner/Permittee by the City:  (1) to grant 
Owner/Permittee the legal standing and legal right to utilize the take authorizations granted to the 
City pursuant to the MSCP within the context of those limitations imposed under this Permit and the 
IA, and (2) to assure Owner/Permittee that no existing mitigation obligation imposed by the City of 
San Diego pursuant to this Permit shall be altered in the future by the City of San Diego, USFWS, or 
CDFW, except in the limited circumstances described in Sections 9.6 and 9.7 of the IA.  If mitigation 
lands are identified but not yet dedicated or preserved in perpetuity, maintenance and continued 
recognition of Third Party Beneficiary status by the City is contingent upon Owner/Permittee 
maintaining the biological values of any and all lands committed for mitigation pursuant to this 
Permit and of full satisfaction by Owner/Permittee of mitigation obligations required by this Permit, 
in accordance with Section 17.1D of the IA. 
 
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 
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cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees.  The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and 
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  
 
ENVIRONMENTAL/MITIGATION REQUIREMENTS: 
 
12. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRP] shall 
apply to this Permit.  These MMRP conditions are hereby incorporated into this Permit by reference. 
 
13. The mitigation measures specified in the MMRP and outlined in Mitigated Negative Declaration 
No. PRJ-0698915/SCH No. 2025040224 shall be noted on the construction plans and specifications 
under the heading ENVIRONMENTAL MITIGATION REQUIREMENTS. 
 
14. The Owner/Permittee shall comply with the MMRP as specified in Mitigated Negative 
Declaration No. PRJ-0698915/SCH No. 2025040224 to the satisfaction of the Development Services 
Department and the City Engineer. Prior to issuance of any construction permit, all conditions of the 
MMRP shall be adhered to, to the satisfaction of the City Engineer.  All mitigation measures 
described in the MMRP shall be implemented for the following issue areas:  
 
Biological Resources 
Historical Resources (Archaeology) 
Tribal Cultural Resources 
 
15. Biological Resources (Avoidance Measure for Crotch’s Bumble Bee) 
 
Should this species no longer be a potential candidate for listing at the preconstruction meeting, the 
below avoidance measures will not be required. 
 
Prior to issuance of any construction permits, including but not limited to, the first Grading Permit, 
Demolition Plans/Permits and Building Plans/Permits or a Notice to Proceed for Subdivisions  but 
prior to the first preconstruction meeting, whichever is applicable, the Assistant Deputy Director 
(ADD) Environmental Designee shall verify the following project requirements regarding the Crotch’s 
bumble bee are shown on the construction permit (FOR PUBLIC PROJECTS: add to the white book): 

 
a. To avoid impacts on Crotch’s bumble bee, removal of habitat in the proposed area of 

disturbance must occur outside of the Colony Active Period between April 1 through August 
31. If the removal of habitat in the proposed area of disturbance must occur during the 
Colony Active Period, a Qualified Biologist shall conduct a pre-activity (defined as any habitat 
disturbance) survey no more than three days prior to the initiation of construction activities 
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to determine the presence or absence of Crotch’s bumble bee within the proposed area of 
disturbance.  
 

b. A Qualified Biologist must demonstrate the following qualifications: at least 40 hours of 
experience surveying for bee or other co-occurring aerial invertebrate species (such as 
Quino checkerspot butterfly) and have completed a Crotch’s bumble bee 
detection/identification training by an expert Crotch’s bumble bee entomologist; or the 
biologist must have at least 20 hours of experience directly observing Crotch’s bumble bee. 

 
c. The pre-activity survey shall consist of photographic surveys following California Department 

of Fish and Wildlife (CDFW) guidance (i.e., Survey Considerations for California Endangered 
Species Act [CESA] Candidate Bumble Bee Species, dated June 6, 2023). The surveys shall 
consist of passive methods unless a Memorandum of Understanding is obtained.  
 
If additional activities (e.g., capture or handling) are deemed necessary to identify bumble 
bees of an unknown species that may be Crotch’s bumble bee, then the Qualified Biologist 
shall obtain the required authorization via a Memorandum of Understanding or Scientific 
Collecting Permit pursuant to CDFW Survey Considerations for CESA Candidate Bumble Bee 
Species (CDFW 2023). Survey methods that involve lethal take of species are not acceptable.  
 

d. If pre-activity surveys identify Crotch’s bumble bee individuals on-site, the Qualified Biologist 
shall notify and consult with CDFW to establish, monitor, and maintain no-work buffers 
around the associated floral resources. The size and configuration of the no-work buffer 
shall be based on the best professional judgment of the Qualified Biologist in consultation 
with CDFW. Construction activities shall not occur within the no-work buffers until the bees 
appear no longer active (i.e., associated floral resources appear desiccated and no bees are 
seen flying for three consecutive days indicating dispersal from the area). Take of any 
endangered, threatened, candidate species that results from the project is prohibited, 
except as authorized by State law (Fish and Game Code section 86, 2062, 2067, 2068, 2080, 
2085; California Code Regulations, Title 14, section 786.9) under CESA. 
 

e. Survey data shall be submitted by the Qualified Biologist to the California Natural Diversity 
Database (CNDDB) in accordance with the Memorandum of Understanding with CDFW, or 
Scientific Collecting Permit requirements, as applicable. 

 
ENGINEERING REQUIREMENTS: 
 
16. Prior to the issuance of any building permit, the Owner/Permittee shall dedicate an additional 
3.1 feet on Via Casa Alta to provide a 10-foot curb-to-property-line distance, satisfactory to the City 
Engineer.  

 
17. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and 
bond the reconstruction of the existing sidewalk with City Standard sidewalk, maintaining the 
existing sidewalk scoring pattern and preserving the contractor’s stamp, adjacent to the site on Via 
Casa Alta, satisfactory to the City Engineer. 
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18. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and 
bond the reconstruction of City standard curb and gutter, adjacent to the site on Via Casa Alta, 
satisfactory to the City Engineer.  

 
19. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and 
bond the construction of a new 12-foot driveway, adjacent to the site on Via Casa Alta, satisfactory to 
the City Engineer.  

 
20. Prior to the issuance of any building permit, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement for the proposed sidewalk underdrain within the 
Via Casa Alta Right-of-Way, satisfactory to the City Engineer.  

 
21. Prior to the issuance of any building permit, 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. 

 
22. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any 
construction Best Management Practices necessary to comply with Chapter 14, Article 2, Division 1 
(Grading Regulations) of the SDMC, into the construction plans or specifications.  

 
23. The project proposes to export 4,604 cubic yards of material from the project site. All 
excavated material listed to be exported shall be exported to a legal disposal site in accordance with 
the Standard Specifications for Public Works Construction (the “Green Book”), 2021 edition and 
Regional Supplement Amendments adopted by the Regional Standards Committee. 

 
24. Prior to the issuance of a Grading Permit, a Drainage Study shall be prepared to the 
satisfaction of the City Engineer. The Drainage Study shall include accurate methods of determining 
drainage area times of concentration based on City or County specifications, a hydrology map 
clearly showing all proposed storm drain connections and key drainage features including BMPs, the 
peak flow attenuation vault and stormwater pumps, plus an explanation of how the proposed 
stormwater pumps limit outflows from the project site to meet the required hydromodification flow 
control while also providing discharge for the 100-year design storm. The Drainage Study shall also 
provide the stage-storage data, stage-discharge data, and routed 100-year outflow hydrograph from 
the proposed vault as well as the 100-year routed peak flow and the peak 100-year water surface 
elevation in the vault. Finally, the report shall describe the sizing criteria for the proposed energy 
dissipation device and provide a curb capacity analysis for the receiving conveyance system, 
including peak flows from the project site in addition to flows from the other contributing drainage 
areas upstream of the project site and downstream to the next inlet.  

 
25. Prior to the issuance of a Grading Permit, a Stormwater Quality Management Plan (SWQMP) 
shall be prepared to the satisfaction of the City Engineer. The SWQMP shall clearly demonstrate the 
project location in relation to the La Jolla ASBS watershed,  the HMP point of compliance, Form I-6 
documents for all proposed BMPs (pre-treatment, vault, and treatment control BMP), a clearly 
labeled DMA Map showing all BMPs and vaults, a clogging factor analysis (given the BMP layout), 
clarification that the treatment control BMP will be vegetated, the required compact biofiltration 
sizing spreadsheet, and calculations proving the volume retention metric is met. 
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26. Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a 
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City 
Engineer. 

 
27. 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. 
 
LANDSCAPE REQUIREMENTS: 
 
28. Prior to issuance of any engineering permits for grading, the Owner/Permittee shall submit 
complete construction documents for the revegetation and hydroseeding of all disturbed land in 
accordance with the City of San Diego Landscape Standards, Stormwater Design Manual, and to the 
satisfaction of the Development Services Department. All plans shall be in substantial conformance 
to this permit (including Environmental conditions) and Exhibit 'A,' on file in the Development 
Services Department. 

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

 
30. Prior to issuance of any construction permits for structures (including shell), the 
Owner/Permittee shall submit complete landscape and irrigation construction documents, which are 
consistent with the Landscape Standards, to the Development Services Department for approval. 
The construction documents shall be in substantial conformance with Exhibit 'A,' Landscape 
Development Plan, on file in the Development Services Department. Construction plans shall 
provide a 40-sq.ft. area around each tree that is unencumbered by hardscape and utilities unless 
otherwise approved per SDMC §142.0403(b)5. 

 
31. The Owner/Permittee shall be responsible for the maintenance of all landscape improvements 
shown on the approved plans, including in the right-of-way, unless long-term maintenance of said 
landscaping will be the responsibility of a Landscape Maintenance District or other approved entity. 
All required landscape shall be maintained consistent with the Landscape Standards in a disease, 
weed, and litter free condition at all times. Severe pruning or "topping" of trees is not permitted. 

 
32. If any required landscape (including existing or new plantings, hardscape, landscape features, 
etc.) indicated on the approved construction documents is damaged or removed during demolition 
or construction, the Owner/Permittee shall repair and/or replace in kind and equivalent size per the 
approved documents to the satisfaction of the Development Services Department within 30 days of 
damage or Final Inspection. 
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BRUSH MANAGEMENT PROGRAM REQUIREMENTS: 
 
33. The Owner/Permittee shall implement the following requirements in accordance with the 
Brush Management Program shown on Exhibit 'A' on file in the Development Services Department. 
The Brush Management Program shall be based on a standard Zone One of 35 feet in width and a 
Zone Two of 65 feet in width, extending out from the structure towards the native/naturalized 
vegetation, consistent with San Diego Municipal Code §142.0412. Zone One shall range from 42 feet 
to 54 feet in width with a corresponding Zone Two of 35 feet to 65 feet in width, exercising Zone Two 
reduction options under §142.0412(f).  
 
34. Prior to issuance of any Engineering Permits 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.' 

 
35. Prior to issuance of any Building Permits, 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. 
 
36. 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 heavy timber construction may be approved within the designated Zone One 
area, subject to the Fire Marshal's approval. 

 
37. The Brush Management Program shall be maintained at all times in accordance with the City 
of San Diego's Landscape Standards. 
 
MULTIPLE SPECIES CONSERVATION PROGRAM:  
 
38. Prior to issuance of any construction permits, including but not limited to, the first Grading 
Permit, Demolition Plans/Permits and Building Plans/Permits, the owner/permittee shall depict the 
following requirements on the construction documents and plans for Project Site under the heading 
“Environmental Requirements”  

 
Grading/Land Development/MHPA Boundaries -Within or adjacent to the MHPA, all 
manufactured slopes associated with site development shall be included within the development 
footprint. 

 
• Drainage - All staging and developed/paved areas must prevent the release of toxins, 

chemicals, petroleum products, exotic plant materials prior to release by incorporating the 
use of filtration devices, planted swales and/or planted detention/desiltation basins, or other 
approved temporary and permanent methods that are designed to minimize negative 
impacts, such as excessive water and toxins into the ecosystems of the MHPA. 
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• Toxics/Project Staging Areas/Equipment Storage - Projects that use chemicals or 
generate by-products such as pesticides, herbicides, and animal waste, and other 
substances that are potentially toxic or impactive to native habitats/flora/fauna (including 
water) shall incorporate measures to reduce impacts caused by the application and/or 
drainage of such materials into the MHPA. No trash, oil, parking, or other 
construction/development-related material/activities shall be allowed outside any approved 
construction limits. Provide a note in/on the CD’s that states: “All construction related activity 
that may have potential for leakage or intrusion shall be monitored by the Qualified 
Biologist/Owners Representative or Resident Engineer to ensure there is no impact to the 
MHPA.” 

 
• Lighting -All lighting within or adjacent to the MHPA is directed away/shielded from the 

MHPA, or limited to the immediate area and is in compliance with City Outdoor Lighting 
Regulations per LDC Section 142.0740. 

 
• Barriers –Existing fences/walls; and/or signage along the MHPA boundaries shall remain and 

or be added to direct public access to appropriate locations, reduce domestic animal 
predation, protect wildlife in the preserve, and provide adequate noise reduction where 
needed. 

 
• Invasives - No invasive, non-native plant species shall be introduced into areas within or 

adjacent to the MHPA.   
 
• Brush Management -Brush management zones will not be greater in size that is currently 

required by the City’s regulations (this includes use of approved alternative compliance). 
Within Zone 2 the amount of woody vegetation clearing shall not exceed 50 percent of the 
vegetation existing when the initial clearing is done. Vegetation clearing shall be done 
consistent with City standards and shall avoid/minimize impacts to covered species to the 
maximum extent possible. For all new development, regardless of the ownership, the brush 
management in the Zone 2 area will be the responsibility of a home-owner’s association or 
other private party. 

 
• Noise - Construction noise that exceeds the maximum levels allowed (60 dB or greater at 

the beginning edge of the habitat) shall be avoided during the breeding seasons for the 
following: CA gnatcatcher (3/1-8/15). If construction is proposed during the breeding season 
for the species the following measures are required:  
 

COASTAL CALIFORNIA GNATCATCHER (Federally Threatened) 
  
Prior to the issuance of any grading permit, the City Manager (or appointed designee) shall verify 

that the Multi-Habitat Planning Area (MHPA) boundaries and the following project 
requirements regarding the coastal California gnatcatcher are shown on the construction 
plans: 

  
NO CLEARING, GRUBBING, GRADING, OR OTHER CONSTRUCTION ACTIVITIES SHALL OCCUR 
BETWEEN MARCH 1 AND AUGUST 15, THE BREEDING SEASON OF THE COASTAL CALIFORNIA 



  ATTACHMENT 5 
 

 
Page 10 of 14 

GNATCATCHER, UNTIL THE FOLLOWING REQUIREMENTS HAVE BEEN MET TO THE 
SATISFACTION OF THE CITY MANAGER: 

  
A.            A QUALIFIED BIOLOGIST (POSSESSING A VALID ENDANGERED SPECIES ACT SECTION 

10(a)(1)(A) RECOVERY PERMIT) SHALL SURVEY THOSE HABITAT AREAS WITHIN THE 
MHPA THAT WOULD BE SUBJECT TO CONSTRUCTION NOISE LEVELS EXCEEDING 60 
DECIBELS [dB(A)] HOURLY AVERAGE FOR THE PRESENCE OF THE COASTAL 
CALIFORNIA GNATCATCHER.  SURVEYS FOR THE COASTAL CALIFORNIA 
GNATCATCHER SHALL BE CONDUCTED PURSUANT TO THE PROTOCOL SURVEY 
GUIDELINES ESTABLISHED BY THE U.S. FISH AND WILDLIFE SERVICE WITHIN THE 
BREEDING SEASON PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION.  IF 
GNATCATCHERS ARE PRESENT, THEN THE FOLLOWING CONDITIONS MUST BE MET: 

  
I. BETWEEN MARCH 1 AND AUGUST 15, NO CLEARING, GRUBBING, OR 

GRADING OF OCCUPIED GNATCATCHER HABITAT SHALL BE PERMITTED.  
AREAS RESTRICTED FROM SUCH ACTIVITIES SHALL BE STAKED OR FENCED 
UNDER THE SUPERVISION OF A QUALIFIED BIOLOGIST; AND 

  
II.        BETWEEN MARCH 1 AND AUGUST 15, NO CONSTRUCTION ACTIVITIES SHALL 

OCCUR WITHIN ANY PORTION OF THE SITE WHERE CONSTRUCTION 
ACTIVITIES WOULD RESULT IN NOISE LEVELS EXCEEDING 60 dB (A) HOURLY 
AVERAGE AT THE EDGE OF OCCUPIED GNATCATCHER HABITAT.  AN ANALYSIS 
SHOWING THAT NOISE GENERATED BY CONSTRUCTION ACTIVITIES WOULD 
NOT EXCEED 60 dB (A) HOURLY AVERAGE AT THE EDGE OF OCCUPIED 
HABITAT MUST BE COMPLETED BY A QUALIFIED ACOUSTICIAN (POSSESSING 
CURRENT NOISE ENGINEER LICENSE OR REGISTRATION WITH MONITORING 
NOISE LEVEL EXPERIENCE WITH LISTED ANIMAL SPECIES) AND APPROVED BY 
THE CITY MANAGER AT LEAST TWO WEEKS PRIOR TO THE COMMENCEMENT 
OF CONSTRUCTION ACTIVITIES.  PRIOR TO THE COMMENCEMENT OF 
CONSTRUCTION ACTIVITIES DURING THE BREEDING SEASON, AREAS 
RESTRICTED FROM SUCH ACTIVITIES SHALL BE STAKED OR FENCED UNDER 
THE SUPERVISION OF A QUALIFIED BIOLOGIST; OR 

  
III.           AT LEAST TWO WEEKS PRIOR TO THE COMMENCEMENT OF CONSTRUCTION 

ACTIVITIES, UNDER THE DIRECTION OF A QUALIFIED ACOUSTICIAN, NOISE 
ATTENUATION MEASURES (e.g., BERMS, WALLS) SHALL BE IMPLEMENTED TO 
ENSURE THAT NOISE LEVELS RESULTING FROM CONSTRUCTION ACTIVITIES 
WILL NOT EXCEED 60 dB(A) HOURLY AVERAGE AT THE EDGE OF HABITAT 
OCCUPIED BY THE COASTAL CALIFORNIA GNATCATCHER. CONCURRENT 
WITH THE COMMENCEMENT OF CONSTRUCTION ACTIVITIES AND THE 
CONSTRUCTION OF NECESSARY NOISE ATTENUATION FACILITIES, NOISE 
MONITORING* SHALL BE CONDUCTED AT THE EDGE OF THE OCCUPIED 
HABITAT AREA TO ENSURE THAT NOISE LEVELS DO NOT EXCEED 60 dB (A) 
HOURLY AVERAGE.  IF THE NOISE ATTENUATION TECHNIQUES IMPLEMENTED 
ARE DETERMINED TO BE INADEQUATE BY THE QUALIFIED ACOUSTICIAN OR 
BIOLOGIST, THEN THE ASSOCIATED CONSTRUCTION ACTIVITIES SHALL CEASE 
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UNTIL SUCH TIME THAT ADEQUATE NOISE ATTENUATION IS ACHIEVED OR 
UNTIL THE END OF THE BREEDING SEASON (AUGUST 16). 

  
* Construction noise monitoring shall continue to be monitored at least twice weekly on 
varying days, or more frequently depending on the construction activity, to verify that noise 
levels at the edge of occupied habitat are maintained below 60 dB (A) hourly average or to 
the ambient noise level if it already exceeds 60 dB (A) hourly average. If not, other measures 
shall be implemented in consultation with the biologist and the City Manager, as necessary, 
to reduce noise levels to below 60 dB(A) hourly average or to the ambient noise level if it 
already exceeds 60 dB(A) hourly average.  Such measures may include, but are not limited 
to, limitations on the placement of construction equipment and the simultaneous use of 
equipment.     

  
B.            IF COASTAL CALIFORNIA GNATCATCHERS ARE NOT DETECTED DURING THE 

PROTOCOL SURVEY, THE QUALIFIED BIOLOGIST SHALL SUBMIT SUBSTANTIAL 
EVIDENCE TO THE CITY MANAGER AND APPLICABLE RESOURCE AGENCIES WHICH 
DEMONSTRATES WHETHER OR NOT MITIGATION MEASURES SUCH AS NOISE WALLS 
ARE NECESSARY BETWEEN  MARCH 1 AND AUGUST 15 AS FOLLOWS:  

  
I.          IF THIS EVIDENCE INDICATES THE POTENTIAL IS HIGH FOR COASTAL 

CALIFORNIA GNATCATCHER TO BE PRESENT BASED ON HISTORICAL 
RECORDS OR SITE CONDITIONS, THEN CONDITION A.III SHALL BE ADHERED 
TO AS SPECIFIED ABOVE. 

  
II.            IF THIS EVIDENCE CONCLUDES THAT NO IMPACTS TO THIS SPECIES ARE 

ANTICIPATED, NO MITIGATION MEASURES WOULD BE NECESSARY. 
 

 
 
39. Prior to the issuance of any construction permits, the Owner/Permittee shall grant the on-site 
Multiple Habitat Planning Area [MHPA] to the City's Multiple Species Conservation Program [MSCP] 
preserve through a covenant of easement granted in favor of the City and the U.S. Fish and Wildlife 
Service [USFWS] and the California Department of Fish and Wildlife [CDFW], as shown on Exhibit 
“A.”   The Owner/Permittee shall maintain in perpetuity the MHPA lands granted by covenant of 
easement in accordance with a Long-Term Habitat Management Plan to be approved by the City 
prior to issuance of any construction permits. 
 
40. Prior to the issuance of any construction permits, including but not limited to, the first Grading 
Permit, Demolition Plans/Permits and Building Plans/Permits, the owner/permittee shall submit a 
Long-Term Habitat Management Plan which identifies the managing entity and includes the 
Property Analysis Record (PAR) or equivalent to ensure adequate funding for the long-term 
management and monitoring of the mitigation site.  The Mitigation Program must include 
documentation on how the project would implement the objectives of the MSCP Preserve 
Management and the area specific management directives.  The Mitigation Program must identify 
the responsible entity for long-term maintenance and management, the requirements for future 
management and monitoring reports, and a secure funding source to pay for the management in 
perpetuity. 
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PLANNING/DESIGN REQUIREMENTS:  
 
41. 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 
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. 

 
42. 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. 
 
43. Prior to the issuance of any construction permits, the Owner/Permittee shall execute and 
record a Covenant of Easement which ensures preservation of the Environmentally Sensitive Lands 
that are outside the allowable development area on the premises as shown on Exhibit “A” for 
Sensitive Biological Resources, Steep Hillsides, and Sensitive Vegetation, in accordance with SDMC 
section 143.0152.  The Covenant of Easement shall include a legal description and an illustration of 
the premises showing the development area and the Environmentally Sensitive Lands as shown on 
Exhibit “A.” 
 
44. 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. 

 
45. Any increase in runoff resulting from the development of the site shall be directed away from 
any steep hillside areas and either into an existing or newly improved public storm drain system or 
onto a street developed with a gutter system or public right-of-way designated to carry surface 
drainage run-off. 

 
GEOLOGY REQUIREMENTS: 

 
46. Prior to the issuance of any construction permits (either grading or building permit), the 
Owner/Permittee shall submit a geotechnical investigation report prepared in accordance with the 
City’s “Guidelines for Geotechnical Reports” that specifically addresses the proposed construction 
plans.  The geotechnical investigation report shall be reviewed for adequacy by the Geology Section 
of Development Services prior to the issuance of any construction permit. 
 
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 
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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. 

 
APPROVED by the Hearing Officer of the City of San Diego on July 9, 2025 and [Approved Resolution 
Number].  
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COASTAL DEVELOPMENT PERMIT NO. PMT-2590139, 
SITE DEVELOPMENT PERMIT NO. PMT-2590140  

MULTI-HABITAT PLANNING AREA BOUNDARY LINE ADJUSTMENT PMT-2590140-1 
Date of Approval: July 9, 2025 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Sara Osborn 
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. 
 
 
      Jade LJ, LLC, a California limited liability company, 
      Owner/Permittee  
 
 
      By _________________________________ 
      Kevin Javaheri 
      Member 
 
 
 
 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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HEARING OFFICER 
RESOLUTION NO.  __________  

COASTAL DEVELOPMENT PERMIT NO. PMT-2590139, 
SITE DEVELOPMENT PERMIT NO. PMT-2590140, AND  

MULTI-HABITAT PLANNING AREA BOUNDARY LINE ADJUSTMENT PMT-2590140-1 
2072 VIA CASA ALTA PROJECT NO. PRJ-0698915 [MMRP] 

 
 
 

WHEREAS, JADE LJ, LLC, a California limited liability company, Owner/Permittee, filed an 

application with the City of San Diego for a permit to construct a new 16,251-square-foot, two-story 

single-dwelling unit over a two-level subterranean basement, accessory structure and pool (as 

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

approval for the associated Coastal Development Permit No. PMT-2590139, Site Development 

Permit No. PMT-2590140, and Multi-Habitat Planning Area (MHPA) Boundary Line Adjustment PMT-

2590140-1, on portions of a 0.77-acre site;  

WHEREAS, the project site is located at 2072 Via Casa Alta in the RS-1-1 Zone, within the 

Coastal Height Limitation Overlay Zone and the Coastal Overlay Zone (Non-Appealable) of the La 

Jolla Community Plan and Local Coastal Program Land Use Plan; 

WHEREAS, the project site is legally described as: Lot 15 of La Jolla Scenic West, in the City of 

San Diego, County of San Diego, State of California, according to Map thereof No. 8482 filed in the 

office of the County Recorder of San Diego County, February 2, 1977 (Assessor Parcel Number 352-

750-1500); 

WHEREAS, on July 9, 2025, the Hearing Officer of the City of San Diego considered Coastal 

Development Permit No. PMT-2590139, Site Development Permit No. PMT-2590140, and Multi-

Habitat Planning Area Boundary Line Adjustment PMT-2590140-1 pursuant to the Land 

Development Code of the City of San Diego; NOW, THEREFORE, 
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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-2590139, Site Development Permit 

No. PMT-2590140, and Multi-Habitat Planning Area Boundary Line Adjustment PMT-2590140-1: 

A. COASTAL DEVELOPMENT PERMIT [San Diego Municipal Code (SDMC) Section 126.07081] 

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 0.77-acre site is located at 2072 Via Casa Alta within the La Jolla Community Plan and Local 
Coastal Program Land Use Plan (Community Plan). The property is approximately one mile from the 
Pacific Ocean and is not between the nearest public road and the sea or the shoreline of any body of 
water. The site will not encroach upon any physical accessway or view corridor, viewshed, or scenic 
overlook per Figure 9 of the Community Plan. A primary goal in the Community Plan is to "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." The project will 
conform to the 30-foot maximum structure height allowed in the Coastal Height Limitation Overlay 
Zone per SDMC Section 132.0505, and in accordance with Proposition “D” measurement procedures. 
The project proposes a maximum building height of 29 feet. The development will be sited 
completely on private property, and no encroachment or impacts to public access or public views 
are proposed.   
 
Therefore, the proposed 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. The proposed coastal development will not impact or encroach upon 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 undeveloped 0.77-acre project site contains environmentally sensitive lands (ESL) in the form of 
steep hillsides and sensitive biological resources. The development footprint is 0.41 acres and is 
located on the portion of the site closest to the road, which has a lower biological value than the 
portion of the site that will be preserved. The remaining 0.36 acres contains steep slopes and 
biologically sensitive resources and will be preserved in a covenant of easement (COE).  
 
Although the portion of the site proposed for development was previously disturbed, native 
grassland has naturally reestablished, and therefore, the entire 0.77-acre site is covered by ESL in 

https://www.sandiego.gov/sites/default/files/lajollacommunityplanaug2014.pdf#page=44
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art02Division05.pdf
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the form of sensitive biological resources. ESL in the form of steep hillsides is also present on the 
site.   
 
The site supports three sensitive habitat types: 0.44 acres of Coastal Sage Scrub/Chaparral (Tier II 
habitat), 0.03 acres of Native Grassland (Tier I habitat), and 0.30 acres of Nonnative Grassland (Tier 
IIIB habitat). The development footprint, including Brush Management Zone 1, is located on 
approximately 0.41 acres of the southern portion of the site and will impact sensitive biological 
resources. However, this footprint does not extend past the top of the slope. The site contains steep 
hillsides as defined by SDMC Section 113.0103 at the rear of the property. These steep hillside areas 
would be maintained as protected open space in a COE. Therefore, there would be no impact to 
steep hillsides. 

 
The proposed project would encroach into the MHPA beyond the allowable development area 
pursuant to SDMC sections 143.0142 and 131.0250(b) of the City‘s Land Development Code, 
requiring a MHPA Boundary Line Adjustment (BLA). The BLA will shift the mapping of the MHPA area 
to the northern downslope portion of the site that contains sensitive vegetation and steep hillsides. 
There is no loss of MHPA with this BLA. Per Section 143.0140(a), all ESL outside of the allowable 
development area on the premises will be left in a natural state and incorporated into a COE. The 
COE will cover approximately 0.36 acres and overlaps with Brush Management Zone 2 (impact 
neutral), approximately 0.36 acres of MHPA, approximately 0.35 acres of steep hillsides, 
approximately 0.22 acres of sensitive habitat of on-site mitigation area, and an existing open space 
easement. This Covenant of Easement will restrict future development in this portion of the site and 
be managed in accordance with a Long-Term Habitat Management Plan.  
 
Mitigated Negative Declaration No. PRJ-0698915/SCH No. 2025040224 and a Mitigation, Monitoring 
and Reporting Program (MMRP) have been prepared for the project in accordance with the State of 
California Environmental Quality Act (CEQA) Guidelines. Implementation of the (MMRP would reduce 
impacts to a level below significance in the following categories: Biological Resources, Historical 
Resources (Archaeology), Tribal Cultural Resources.The project’s MMRP will mitigate biological 
impacts through on-site preservation of 0.22 acres of Coastal Sage Scrub/Chaparral within the MHPA 
for Tier II and IIIB habitat. Tier I habitat is not available within the MHPA area on-site; therefore, 
direct impacts to 0.03 acres of Tier I Native Grassland habitat would be mitigated through payment 
into the Habitat Acquisition Fund (HAF). Mitigation through the HAF would be within the MHPA at an 
offsite location, so a 1:1 mitigation ratio for impacts to Tier I habitat was used. 
 
Additionally, the project is conditioned to conform to the City’s MHPA Land Use Adjacency 
Guidelines to prevent grading, drainage, toxics, noise, lighting, barriers, invasive plants, and brush 
management impacts from construction and the development to the adjacent open space and 
preserved MHPA. 

 
The overall project design preserves the most sensitive onsite habitat and does not encroach into 
steep hillsides. 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. 
 
 

 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division01.pdf#page=26?
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division02.pdf#page=19?
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division01.pdf#page=26?
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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 project site is designated as Very-Low Density Residential (0-5 du/ac) and Parks/Open Space in 
the La Jolla Community Plan and Local Coastal Program Land Use Plan (Community Plan) and the 
project is consistent with the prescribed land use and density.  
 
The Natural Resources and Open Space System Element in the Community Plan states that privately 
owned Open Space areas are generally zoned for very low intensity residential development (0-5 
du/ac) to provide for reasonable use while preserving portions of the site in open space. A primary 
goal in the Community Plan is to "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.” (page 29) 
 
The project site contains steep hillsides and is subject to the Steep Hillside Guidelines (SHG) 
Community Specific Requirements within section (G) of the Community Plan (page 45) as well as the 
Community Plan Steep Hillside Requirements (pages 50-51).  It complies with the encroachment 
limitation standards requirements in Community Plan Appendix L for Open Space. In addition, the 
Natural Resources and Open Space Element provides policies aimed at preserving sensitive 
environmental resources to the fullest extent possible and minimizing landform alteration. The 
project is terraced with two stories over a two-level subterranean basement, which proposes 4,682 
cubic yards of cut to a depth of 20.6 ft and 78 cubic yards of fill to a depth of 6 feet, requiring export 
of 4,604 cubic yards. The development footprint is within the residentially designated portion of the 
site and will impact 0.41 acres of the 0.77-acre site, with the remaining area to be preserved. 
 
In addition to the above encroachment limitation standards established for the open space portion 
of the site, within the Coastal Overlay Zone, coastal development on premises containing 
environmentally sensitive lands is subject to the use and encroachment limitations and any other 
applicable regulations established for those lands in the Local Coastal Program. The project will 
mitigate for biological resource impacts on site and payment into the Habitat Acquisition Fund (HAF). 
Steep hillsides will not be impacted; a COE will be placed over 0.36 acres of the rear of the site to 
preserve the steep hillsides, the MHPA and the biological resource mitigation area.  
 
The Community Plan recommends to "conserve the City of San Diego’s Multi-Habitat Planning Area" 
(page 29) and “undertake an environmental assessment analysis of individual developments 
proposed for lands containing coastal sage or chaparral vegetation, or on steep slopes in 
accordance with the requirements of the California Environmental Quality Act and the City of San 
Diego’s Multiple Species Conservation Program Subarea Plan to determine the degree to which the 
proposed use will affect these sensitive resources." (page 38) The MHPA boundary line adjustment 
would preserve on-site sensitive biological resources and ensure the project’s development 
footprint does not encroach into the MHPA. A three-foot chain link fence is being proposed at the 
edge of the development along the MHPA Adjustment line. 
 
The Community Plan recommends preserving community character by applying development 
regulations that limit the bulk and scale differences relative to the surrounding lots. This includes 
applying a sliding scale for floor area ratios to decrease building scale as the lot size increases per 
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The Community Plan also recommends that bulk and scale of new development apply to side and 
rear setback requirements, building articulation, roofline treatment, and variations within front yard 
setback requirements. The building has been designed to account for varying articulation between 
the roof overhangs and the face of the first and second floors. The structure is set back 48 feet from 
the front property line where 25 feet is allowed by the RS-1-1 zone. A significant portion of the 
structure is below grade, and the Floor Area Ratio is 0.22 where an FAR of 0.45 is allowed by the 
zone.  
 
The Community Plan states, "in order to address transitions between the bulk and scale of new and 
older development in residential areas, maintain the existing 30-foot height limit of the single 
dwelling unit zones and Proposition D. Structures with front and side yard facades that exceed one 
story should slope or step back additional stories, up to the 30-foot height limit, in order to allow 
flexibility while maintaining the integrity of the streetscape and providing adequate amounts of light 
and air." (page 76) The project will comply with the requirements for maximum height of the 
structure per SDMC Section 131.0444 Angled Building Envelope Plane / Maximum Structure Height 
in Residential Zones and Section 132.0505 Coastal Height Limit. The structure's overall height is 29 
feet.  
 
The project was designed to comply with the density, building setbacks, and the maximum height of 
each structure does not exceed the 30-foot height limit of both the RS-1-1 zone and the Coastal 
Height Limitation Overlay Zone. The proposed development is contained within the existing legal lot, 
does not request or require deviations or variances from the applicable regulations and is consistent 
with the relevant policies, goals and recommendations of the Community Plan. 
 
The proposed project meets all applicable regulations and policies and conforms with the land use 
and development standards, which include the Local Coastal Program Land Use Plan, the LDC, and 
the General Plan. Therefore, the project is in conformity with the certified local coastal program land 
use plan. 

 
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 project site is located at 2072 Via Casa Alta, approximately one mile from the Pacific Ocean, and 
is not between the nearest public road and the sea or the shoreline of any body of water. Therefore, 
this finding does not apply. 

B. SITE DEVELOPMENT PERMIT [SDMC Section 126.0504] 

1. Findings for all Site Development Permits [SDMC Section 126.0505(a)]: 
 

a. The proposed development will not adversely affect the applicable land use 
plan. 
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See Findings A.1.a and A.1.c, above, herein incorporated by reference, which demonstrate the 
proposed development will not adversely affect the applicable land use plan.  

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

and welfare. 
 

See the response to finding A.1.c. above regarding conformity with land development code 
regulations and finding B.2.b below regarding minimizing geologic risk and flood and wildfire 
hazards herein incorporated by reference, which demonstrates that the proposed development will 
not be detrimental to the public health, safety, and welfare. 

Additionally, the permit for the project includes various conditions and referenced exhibits of 
approval relevant to achieving project compliance with the applicable regulations of the SDMC. Such 
conditions include the dedication of an additional 3.1 feet on Via Casa Alta to provide a 10-foot curb 
to-property-line distance; the reconstruction of city standard curb, gutter and sidewalk; and grading, 
landscape and brush management conditions that implement the requirements of the SDMC. The 
project will implement Best Management Practices and will comply with storm water standards. The 
project is also conditioned to comply with mitigation identified in the Mitigated Negative Declaration 
to alleviate any environmental impacts created by the proposed development.  

The construction plans shall be reviewed, permitted, and inspected by the City for compliance with 
all applicable building, mechanical, electrical, fire code requirements, and development regulations. 
These conditions and measures have been determined as necessary to avoid adverse impacts upon 
the health, safety and general welfare of persons residing or working in the surrounding area. 
Therefore, the proposed development will not be detrimental to 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. 
 

See the response to finding A.1.c. above, herein incorporated by reference, which demonstrates that 
the proposed development will comply with the applicable regulations of the Land Development 
Code including any allowable deviations pursuant to the Land Development Code.  

2. Supplemental Findings - Environmentally Sensitive Lands [SDMC Section 
126.0505(b)]: 
  

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. 
 

The project site is vacant and is designated residential on the southern portion of the site and open 
space to the north at the rear of the lot. The site is relatively flat toward the south, along Via Casa 
Alta, and slopes steeply downward from the middle of the site toward the northern property line. 
Although the portion of the site proposed for development was previously disturbed, native 
grassland has naturally reestablished, and therefore, the entire 0.77-acre site is covered by ESL in 
the form of sensitive biological resources. The site supports three sensitive habitat types: 0.44 acres 
of Coastal Sage Scrub/Chaparral (Tier II habitat), 0.03 acres of Native Grassland (Tier I habitat), and 
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0.30 acres of Nonnative Grassland (Tier IIIB habitat). ESL in the form of steep hillsides, as defined by 
SDMC Section 113.0103, covers 0.35 acres at the rear of the property and will not be impacted. The 
development footprint, including Brush Management Zone 1, is located on approximately 0.41 acres 
of the southern portion of the site and will impact sensitive biological resources. However, this 
footprint does not extend past the top of the slope (765 feet above mean sea level) and does not 
encroach into steep hillsides.  
 
The project would implement a brush management program consistent with SDMC Section 
142.0412. Zone One, which requires clearance of native vegetation, ranges from 42 feet to 54 feet, 
with a corresponding Zone Two of 35 feet to 65 feet in width, exercising Zone Two reduction options 
under SDMC Section 142.0412(f). Zone 2 will extend into Coastal Sage Scrub/Chaparral habitat 
within the MHPA, but this is considered impact neutral. The modified brush management plan will 
help reduce impacts to sensitive biological resources in the northern portion of the site and will not 
encroach into the onsite mitigation area. 
 
A Mitigated Negative Declaration No. PRJ-0698915/SCH No. 2025040224 has been prepared for the 
project in accordance with the State of California Environmental Quality Act (CEQA) Guidelines. 
Implementation of the Mitigation, Monitoring and Reporting Program (MMRP) would reduce impacts 
to biological resources below a level of significance. The development impacts 0.03 acres of Tier 1 
Native Grassland; 0.30 acres of Tier IIIB Non-native Grassland and 0.07 acres of Tier II Coastal Sage 
Scrub/Chaparral. The removal of 0.03 acres of Tier 1 Native Grassland habitat will be mitigated 
through payment into the HAF. The encroachment into Non-Native Grassland and Coastal Sage 
Scrub/Chaparral will be mitigated onsite within the MHPA portion of the parcel, outside of the Brush 
Management Zone 2. The mitigation includes approximately 0.22 acres of Coastal Sage 
Scrub/Chaparral (Tier II) habitat as mitigation for impacts to 0.30 acres of Non-native Grassland 
(mitigation ratio of 0.5:1) and 0.07 acres of Coastal Sage Scrub/Chaparral (mitigation ratio 1:1). 
 
The proposed project would encroach into the MHPA beyond the allowable development area 
pursuant to SDMC sections 143.0142 and 131.0250(b) of the City‘s Land Development Code, 
requiring a MHPA BLA. An MHPA BLA will shift the mapping of the MHPA area to the northern 
downslope portion of the site that contains sensitive vegetation and, per the Biological Letter Report 
of Laguna Mountain Environmental, Inc. dated March 5, 2025, has higher biological value than the 
portion of the site that will be disturbed due to the construction at the top portion of the project 
site. Removal of 0.03 acres of Tier 1 Native Grassland habitat from the MHPA would be mitigated 
through payment into the Habitat Acquisition Fund (HAF) as there is no feasible location for on-site 
mitigation due to the remaining intact Coastal Sage Scrub habitat within the on-site MHPA. 
 
An MHPA BLA will preserve the sensitive biological resources at the northern downslope portion of 
the site to ensure that no future development occurs in this portion of the site. Additionally, the 
proposed development is required to place the northern portion of the site within a recorded 
Covenant of Easement (COE) that is mapped within the MHPA and would be managed in accordance 
with a Long-Term Habitat Management Plan to be approved by the City prior to issuance of any 
construction permits.  

 
Per Section 143.0140(a), all ESL outside of the allowable development area on the premises will be 
left in a natural state and incorporated into a COE. The COE will cover approximately 0.36 acres and 
overlaps with Brush Management Zone 2, approximately 0.36 acres of MSCP MHPA, approximately 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art02Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division01.pdf#page=26?
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division02.pdf#page=19?
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division01.pdf#page=26?
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0.35 acres of steep hillsides, approximately 0.22 acres of sensitive habitat of on-site mitigation area, 
and the existing open space easement. This Covenant of Easement will restrict future development 
in this portion of the site and would be managed in accordance with a Long-Term Habitat 
Management Plan to be approved by the City prior to issuance of any construction permits.  
 
Additionally, the project is conditioned to conform to the City's MHPA Land Use Adjacency 
Guidelines to prevent grading, drainage, toxics, noise, lighting, barriers, invasive plants, and brush 
management impacts from construction and the development to the adjacent open space and 
preserved MHPA. 

 
Therefore, 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. 
 

A Preliminary Geotechnical and Geologic Fault Investigation (Geotechnical Exploration, Inc., July 
2022) and Addendum (Geotechnical Exploration, Inc., May 2023) were prepared for the project and 
reviewed and accepted by staff. As described in the report, according to the City of San Diego 
Seismic Safety Study, Geologic Hazards Map indicates that the site is located in a geologic hazard 
area designated as Geologic Hazard Category (GHC) 12 and 27. GHC 12 is a fault buffer zone 
described as “Potentially Active, Inactive, Presumed Inactive, or Activity Unknown.” GHC 27 is a slide-
prone formation described as “Otay, Sweetwater, and others.” The project will comply with the 
recommendations of the investigation and the applicable building and grading regulations to ensure 
that less than significant geologic impacts will result with project implementation. Additionally, 
according to the Geotechnical Report, the slope stability analysis indicated that the site is stable and 
that the proposed development would not destabilize neighboring properties or induce the 
settlement of adjacent structures or right-of-way improvements if designed and constructed in 
accordance with the recommendations provided in the Geotechnical Report. 
 
A project-specific Hydrology and Drainage Report and Stormwater Quality Management Plan 
(SWQMP) (Labib Funk + Associates, 2025) reviewed and accepted by staff determined that the 
project would not have a significant impact on downstream properties or the drainage system. The 
onsite drainage system, consisting of a modular wetland biofiltration system and storm drain 
connections, will be engineered to adequately manage site stormwater. The project will be required 
to comply with the City’s Storm Water Standards, which require the implementation of appropriate 
Best Management Practices (BMPs).  
 
Grading activities within the site will be required to comply with the City of San Diego Grading 
Ordinance and the Storm Water Standards, which would ensure soil erosion and topsoil loss are 
minimized to less than significant levels. Proper landscaping would prevent substantial erosion on 
site. Furthermore, permanent stormwater BMPs would also be required post-construction, 
consistent with the City’s regulations.  
 
The project is located in a Very High Fire Severity Zone in an urbanized neighborhood of similar 
residential development. It is consistent with the zoning and land use designation pursuant to the La 
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Jolla Community Plan and would be conditioned to comply with the City’s Brush Management 
Regulations. The project would not have the potential to expose occupants to pollutant 
concentrations from a wildfire or the uncontrolled spread of wildfire. 

 
Therefore, 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. 
 

See the response to finding B.2.a. above, herein incorporated by reference, which demonstrates that 
the proposed development will be sited and designed to prevent adverse impacts on any adjacent 
environmentally sensitive lands and  will result in minimum disturbance to 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). 

 
The proposed project would encroach into the MHPA beyond the allowable development area 
pursuant to SDMC sections 143.0142 and 131.0250(b) of the City‘s Land Development Code, 
requiring an MHPA BLA. An MHPA BLA will shift the mapping of the MHPA area to the northern, 
down slope portion of the site that contains sensitive vegetation; and per the Biological Letter 
Report of Laguna Mountain Environmental, Inc. dated March 5, 2025, has higher biological value 
than the portion of the site that will be disturbed due to the construction at the top portion of the 
project site. Removal of 0.03 acres of Tier 1 Native Grassland habitat from the MHPA would be 
mitigated through payment into the HAF as there is no feasible location for on-site mitigation due to 
the remaining intact Coastal Sage Scrub habitat within the on-site MHPA. Mitigation through the HAF 
would result in preservation of Tier 1 habitat within the MHPA so a 1:1 mitigation ratio was used.  
 
Regarding the MSCP, the Community Plan recommends to "conserve the City of San Diego’s Multi-
Habitat Planning Area" (page 29) and “undertake an environmental assessment analysis of individual 
developments proposed for lands containing coastal sage or chaparral vegetation, or on steep 
slopes in accordance with the requirements of the California Environmental Quality Act and the City 
of San Diego’s Multiple Species Conservation Program Subarea Plan to determine the degree to 
which the proposed use will affect these sensitive resources." (page 38) The MHPA boundary line 
adjustment would preserve the on-site sensitive biological resources and ensure the project’s 
development footprint does not encroach into the MHPA. A three-foot chain link fence will be 
located at the edge of the development along the MHPA Adjustment line. 

 
Compliance with the MHPA Adjacency Guidelines would be assured through implementation of the 
landscape plan which prohibits invasive species, adherence to the City's Storm Water requirements 
to direct drainage away from the MHPA, implementation of the project's Brush Management Plan 
and compliance with the grading plan, the MSCP permit conditions, and construction best 
management practices. There are no vernal pools present on the project site. Therefore, the 
proposed development will be consistent with the City of San Diego's MSCP Subarea Plan and 
VPHCP. 

https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division01.pdf#page=26?
https://docs.sandiego.gov/municode/MuniCodeChapter13/Ch13Art01Division02.pdf#page=19?


  ATTACHMENT 6
   

Page 10 of 11 
 

 
e.  The proposed development will not contribute to the erosion of public beaches 

or adversely impact local shoreline sand supply. 
 

The project site is located approximately one mile from the Pacific Ocean. Implementation of the 
drainage system design and stormwater filtration measures approved for this project, in addition to 
compliance with the current State of California water quality control standards, will assure the 
development will not contribute to the erosion on 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. 
 

All of the mitigation measures required as conditions of the permit are appropriate and proportional 
for the project, considering the current accepted best practices and scientific analysis standards. 
None of the mitigation measures are without rational basis in fact and are consistent with accepted 
best practices and scientific analysis standards. The SDMC, Land Development Manual, Community 
Plan, General Plan, CEQA Significance Thresholds and technical studies prepared for the 
development were utilized to determine project impacts and required mitigation. The required 
mitigation ratios for project impacts to biological resources have been properly applied and with 
approval of the MHPA BLA reflect impacts outside of the MHPA with all mitigation to occur inside the 
MHPA. Therefore, 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 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-2590139, Site Development Permit No. PMT-2590140, and 

Multi-Habitat Planning Area Boundary Line Adjustment PMT-2590140-1 are hereby GRANTED by the 

Hearing Officer to the referenced Owner/Permittee, in the form, exhibits, terms and conditions as 

set forth in Coastal Development Permit No. PMT-2590139, Site Development Permit No. PMT-

2590140, and Multi-Habitat Planning Area Boundary Line Adjustment PMT-2590140-1, a copy of 

which is attached hereto and made a part hereof. 
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Sara Osborn 
Development Project Manager  
Development Services 
    
Adopted on:  July 9, 2025 
 
IO#: 24009191 
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RESOLUTION NUMBER R-_____________ 
 

ADOPTED ON _____________ 
 

A RESOLUTION OF THE HEARING OFFICER OF THE CITY OF SAN 
DIEGO ADOPTING MITIGATED NEGATIVE DECLARATION NO. PRJ-
0698915/SCH NO. 2025040224, AND ADOPTING THE MITIGATION 

MONITORING AND REPORTING PROGRAM FOR 
2072 VIA CASA ALTA – PROJECT NO. PRJ-0698915 

 
 
 WHEREAS, on March 22, 2022,Marengo Morton Architects, Inc. and JADE LJ, LLC submitted an 

application to the Development Services Department for a permit to construct a new 16,251-square-

foot, two-story single-dwelling unit over a two-level subterranean basement, accessory structure and 

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

approval for the associated Coastal Development Permit No. PMT-2590139, Site Development 

Permit No. PMT-2590140, and Multi-Habitat Planning Area Boundary Line Adjustment PMT-2590140-

1, on portions of a 0.77-acre site for the 2072 Via Casa Alta project, Project No. PRJ-0698915 (Project); 

and 

 WHEREAS, the matter was set for a public hearing to be conducted by the Hearing Officer of 

the City of San Diego; and 

 WHEREAS, the issue was heard by the Hearing Officer on July 9, 2025; and 

 WHEREAS, the Hearing Officer considered the issues discussed in Mitigated Negative 

Declaration No. PRJ-0698915 / SCH NO. 2025040224 (Declaration) prepared for this Project; NOW 

THEREFORE, 

 BE IT RESOLVED, by the Hearing Officer that it is certified that the Declaration has been 

completed in compliance with the California Environmental Quality Act of 1970 (CEQA) (Public 

Resources Code Section 21000 et seq.), as amended, and the State CEQA Guidelines thereto 

(California Code of Regulations, Title 14, Chapter 3, Section 15000 et seq.), that the Declaration 
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reflects the independent judgment of the City of San Diego as Lead Agency and that the information 

contained in said Declaration, together with any comments received during the public review 

process, has been reviewed and considered by the Hearing Officer in connection with the approval 

of the Project. 

 BE IT FURTHER RESOLVED, that the Hearing Officer finds on the basis of the entire record 

that project revisions now mitigate potentially significant effects on the environment previously 

identified in the Initial Study, that there is no substantial evidence that the Project will have a 

significant effect on the environment, and therefore, the Hearing Officer of the City of San Diego 

adopts Mitigated Negative Declaration No. PRJ-0698915 / SCH NO. 2025040224. 

 BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081.6, the Hearing Officer 

hereby adopts the Mitigation Monitoring and Reporting Program, or alterations to implement the 

changes to the Project as required by this Hearing Officer in order to mitigate or avoid significant 

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

BE IT FURTHER RESOLVED, that the Declaration and other documents constituting the record 

of proceedings upon which the approval is based are available to the public at the office of the 

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

 BE IT FURTHER RESOLVED, that the Development Services Department staff, or designee, is 

directed to file a Notice of Determination in accordance with CEQA with the Clerk of the Board of 

Supervisors for the County of San Diego and the State Clearinghouse in the Office of Land Use and 

Climate Innovation regarding the project. 

 
 
By:       
Sara Osborn, DEVELOPMENT PROJECT MANAGER 
 
 
ATTACHMENT(S): Exhibit A, Mitigation Monitoring and Reporting Program 
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EXHIBIT A 

 
MITIGATION MONITORING AND REPORTING PROGRAM 

COASTAL DEVELOPMENT PERMIT NO. PMT-2590139, 
SITE DEVELOPMENT PERMIT NO. PMT-2590140, AND  

MULTI-HABITAT PLANNING AREA BOUNDARY LINE ADJUSTMENT PMT-2590140-1 
PROJECT NO. PRJ- PRJ-0698915 

 
 
This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public 
Resources Code Section 21081.6 during implementation of mitigation measures.  This program 
identifies at a minimum: the department responsible for the monitoring, what is to be monitored, 
how the monitoring shall be accomplished, the monitoring and reporting schedule, and completion 
requirements.  A record of the Mitigation Monitoring and Reporting Program will be maintained at 
the offices of the Entitlements Division, 1222 First Avenue, Fifth Floor, San Diego, CA, 92101.  All 
mitigation measures contained in the Mitigated Negative Declaration No. PRJ-0698915 / SCH NO. 
2025040224 shall be made conditions of COASTAL DEVELOPMENT PERMIT NO. PMT-2590139, SITE 
DEVELOPMENT PERMIT NO. PMT-2590140, AND MULTI-HABITAT PLANNING AREA BOUNDARY LINE 
ADJUSTMENT PMT-2590140-1 as may be further described below. 
 
 MITIGATION, MONITORING AND REPORTING PROGRAM:   
 

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

1. Prior to the issuance of any construction permits, such as demolition, grading or 
building, or beginning any construction-related activity on-site, the Development 
Services Department (DSD) Director’s Environmental Designee (ED) shall review and 
approve construction documents (CD) (plans, specification, details, etc.) to ensure 
the applicable MMRP requirements are incorporated into the design and/or 
construction documents. 

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

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

 

3. These notes must be shown within the first three (3) sheets of the construction 
documents in the format specified for engineering construction document templates 
as shown on the City of San Diego (City) website: 
https://www.sandiego.gov/development-services/forms-publications/design-
guidelines-templates 

 
4.  The TITLE INDEX SHEET must also show on which pages the 

“Environmental/Mitigation Requirements” notes are provided.  
 

https://www.sandiego.gov/development-services/forms-publications/design-guidelines-templates
https://www.sandiego.gov/development-services/forms-publications/design-guidelines-templates


  
 

Page 4 of 13 
 

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

 
B.  GENERAL REQUIREMENTS – PART II Post Plan Check (After permit issuance/Prior to 

start of construction) 
  
1.   PRE-CONSTRUCTION MEETING IS REQUIRED TEN (10) WORKING DAYS PRIOR TO 

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

 
Qualified Biologist 
Qualified Archaeologist 
Qualified Native American Monitor 

 
Note:  If all responsible Permit Holders' representatives and consultants fail to 

attend, an additional meeting with all parties present will be required.  
 

CONTACT INFORMATION:  
a)  The PRIMARY POINT OF CONTACT is the RE at the Field Engineering Division 

and can be reached at (858) 627-3200  
b)  For Clarification of ENVIRONMENTAL REQUIREMENTS, contact call RE and 

MMC at (858) 627-3360   
 

2.  MMRP COMPLIANCE: This Project, PRJ-0698915 and /or Environmental Document 
0698915 shall conform to the mitigation requirements contained in the associated 
Environmental Document and implemented to the satisfaction of the DSD’s 
Environmental Designee (MMC) and the City Engineer (RE). The requirements may 
not be reduced or changed but may be annotated (i.e., to explain when and how 
compliance is being met and the location of verifying proof, etc.). Additional clarifying 
information may also be added to other relevant plan sheets and/or specifications as 
appropriate (i.e., specific locations, monitoring times, methodology, etc.)  

 
Note:  The Permit Holder’s Representatives must alert RE and MMC if there are 

any discrepancies in the plans, notes, or changes due to field 
conditions. All conflicts must be approved by RE and MMC BEFORE the 
work is performed.  

 
3.  OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other agency 

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

  None Applicable  
 

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

 
Note: Surety and Cost Recovery: When deemed necessary by the DSD Director 

or City Manager, additional surety instruments or bonds from the 
private Permit Holder may be required to ensure the long-term 
performance or implementation of required mitigation measures or 
programs. The City is authorized to recover its cost to offset the salary, 
overhead, and expenses for City personnel and programs to monitor 
qualifying projects.  

 
5.  OTHER SUBMITTALS AND INSPECTIONS: The Permit Holder/Owner’s representative 

shall submit all required documentation, verification letters, and requests for all 
associated inspections to the RE and MMC for approval per the following schedule:  

 
 

Document Submittal/Inspection Checklist 

Issue Area Document Submittal Associated Inspection/Approvals/Notes 

General Consultant Qualification Letters Prior to the Preconstruction Meeting 

General 
Consultant Construction Monitoring 
Exhibits 

Prior to or at the Preconstruction Meeting 

Land Use Land Use Adjacency Issues CVSRs Land Use Adjacency Issue Site Observations 

Biology Biologist Limit of Work Verification Limit of Work Inspection 

Archaeology Monitoring Reports Archaeology/Historic Site Observation 

Tribal Cultural 
Resources 

Monitoring Reports Archaeology/Historic Site Observation 

Bond Release Request for Bond Release Letter 
Final MMRP Inspections Prior to Bond Release 
Letter 

 
 
 
 
 
 
C.  SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS  
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BIO-1 BIOLOGICAL RESOURCES (RESOURCE PROTECTIONS DURING CONSTRUCTION) 
I. Prior to Construction 

 
A. Biologist Verification: The owner/permittee shall provide a letter to the City’s Mitigation 

Monitoring Coordination (MMC) section stating that a Project Biologist (Qualified Biologist) as 
defined in the City of San Diego’s Biological Guidelines (2018), has been retained to 
implement the project’s biological monitoring program.  The letter shall include the names 
and contact information of all persons involved in the biological monitoring of the project. 
 

B. Preconstruction Meeting: The Qualified Biologist shall attend the preconstruction meeting, 
discuss the project’s biological monitoring program, and arrange to perform any follow up 
mitigation measures and reporting including site-specific monitoring, restoration or 
revegetation, and additional fauna/flora surveys/salvage. 

 
C. Biological Documents:  The Qualified Biologist shall submit all required documentation to 

MMC verifying that any special mitigation reports including but not limited to, maps, plans, 
surveys, survey timelines, or buffers are completed or scheduled  per City Biology 
Guidelines, Multiple Species Conservation Program (MSCP), Environmentally Sensitive Lands 
Ordinance (ESL), project permit conditions; California Environmental Quality Act (CEQA); 
endangered species acts (ESAs); and/or other local, state or federal requirements. 

 
D. BCME: The Qualified Biologist shall present a Biological Construction Mitigation/Monitoring 

Exhibit (BCME) which includes the biological documents in C above. In addition, include: 
restoration/revegetation plans, plant salvage/relocation requirements (e.g., coastal cactus 
wren plant salvage, burrowing owl exclusions, etc.), avian or other wildlife surveys/survey 
schedules (including general avian nesting and USFWS protocol), timing of surveys, wetland 
buffers, avian construction avoidance areas/noise buffers/ barriers, other impact avoidance 
areas, and any subsequent requirements determined by the Qualified Biologist and the City 
ADD/MMC.  The BCME shall include a site plan, written and graphic depiction of the project’s 
biological mitigation/monitoring program, and a schedule. The BCME shall be approved by 
MMC and referenced in the construction documents. 

 
E. Resource Delineation: Prior to construction activities, the Qualified Biologist shall supervise 

the placement of orange construction fencing or equivalent along the limits of disturbance 
adjacent to sensitive biological habitats and verify compliance with any other project 
conditions as shown on the BCME.  This phase shall include flagging plant specimens and 
delimiting buffers to protect sensitive biological resources (e.g., habitats/flora & fauna 
species, including nesting birds) during construction.  Appropriate steps/care should be 
taken to minimize attraction of nest predators to the site. 

 
F.  Education: Prior to commencement of construction activities, the Qualified Biologist shall 

meet with the owner/permittee or designee and the construction crew and conduct an on-
site educational session regarding the need to avoid impacts outside of the approved 
construction area and to protect sensitive flora and fauna (e.g., explain the avian and 
wetland buffers, flag system for removal of invasive species or retention of sensitive plants, 
and clarify acceptable access routes/methods and staging areas, etc.). 
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II. During Construction 
 

A. Monitoring: All construction (including access/staging areas) shall be restricted to areas 
previously identified, proposed for development/staging, or previously disturbed as shown 
on “Exhibit A” and/or the BCME.  The Qualified Biologist shall monitor construction activities 
as needed to ensure that construction activities do not encroach into biologically sensitive 
areas, or cause other similar damage, and that the work plan has been amended to 
accommodate any sensitive species located during the pre-construction surveys.   In 
addition, the Qualified Biologist shall document field activity via the Consultant Site Visit 
Record (CSVR).  The CSVR shall be e-mailed to MMC on the 1st day of monitoring, the 1st 
week of each month, the last day of monitoring, and immediately in the case of any 
undocumented condition or discovery. 
 

B. Subsequent Resource Identification: The Qualified Biologist shall note/act to prevent any 
new disturbances to habitat, flora, and/or fauna onsite (e.g., flag plant specimens for 
avoidance during access, etc).  If active nests or other previously unknown sensitive 
resources are detected, all project activities that directly impact the resource shall be 
delayed until species specific local, state or federal regulations have been determined and 
applied by the Qualified Biologist. 

 
III. Post Construction Measures 
 

A. In the event that impacts exceed previously allowed amounts, additional impacts shall be 
mitigated in accordance with City Biology Guidelines, ESL and MSCP, State CEQA, and other 
applicable local, state and federal law.  The Qualified Biologist shall submit a final 
BCME/report to the satisfaction of the City ADD/MMC within 30 days of construction 
completion. 
 

BIO-2 Biological Resources (Habitat Acquisition Fund) 
 
Prior to the issuance of any construction permits, such as demolition, grading or building, or 
beginning any construction-related activity on-site, the owner/permittee shall make a monetary 
payment to the City of San Diego’s Habitat Acquisition Fund (HAF) to mitigate the loss of 0.03 acres 
of native grassland (Tier I). The HAF fee is based on mitigation ratios outlined in the City of San Diego 
Biology Guidelines; thereby, the owner/permittee shall mitigate the loss of 0.03 acres at a 1:1 ratio 
inside of the Multi-Habitat Planning Area (MHPA). Therefore, the resulting total mitigation obligation 
for direct project impacts would be 0.03 acres inside the MHPA equivalent monetary contribution to 
the City's HAF plus a 10% administrative fee.  
 
BIO-3 Biological Resources (On-Site Preservation)  
 
Prior to Notice to Proceed (NTP) for any construction permits, including but not limited to the first 
Grading Permit, Demolition Plans/Permits and Building Plans/Permits, the owner/permittee shall 
mitigate upland impacts in accordance with the City of San Diego Biology Guidelines. The project 
shall mitigate for direct impacts to upland vegetation communities through on-site preservation as 
follows: Impacts to 0.3 acres of Tier IIIB Non-Native Grassland shall be mitigated at a 0.5:1 ratio and 
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impacts to 0.07 acres of Tier II Coastal Sage Scrub/Chapparal shall be mitigated at a 1:1 ratio within 
the MHPA through on-site preservation of 0.22 acres of Tier II Coastal Sage Scrub/Chapparal. The 
on-site mitigation, which is in the MHPA, and all remaining onsite MHPA after the MHPA BLA shall be 
protected from future development by recording a Covenant of Easement over it. Long-term 
management of the land shall be the responsibility of, and provided by, the property owner. 
 
BIO-4 Long-Term Management of Biological Resources (On-Site Preservation) 
 
Prior to the issuance of any construction permits, including but not limited to the first Grading 
Permit, Demolition Plans/Permits and Building Plans/Permits, the owner/permittee shall submit a 
Long-Term Habitat Management Plan which identifies the managing entity and includes the 
Property Analysis Record (PAR) or equivalent to ensure adequate funding for the long-term 
management and monitoring of the mitigation site and MHPA.  The Mitigation Program must 
include documentation on how the project would implement the objectives of the MSCP Preserve 
Management and the area specific management directives.  The Mitigation Program must identify 
the responsible entity for long-term maintenance and management, the requirements for future 
management and monitoring reports, and a secure funding source to pay for the management in 
perpetuity. 
 
HISTORICAL RESOURCES (ARCHAEOLOGY) 
I. Prior to Permit Issuance 
 A.   Entitlements Plan Check   

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

 B.  Letters of Qualification have been submitted to ADD 
1. The applicant shall submit a letter of verification to Mitigation Monitoring 

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

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

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

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

1. The PI shall provide verification to MMC that a site-specific records search (1/4 mile 
radius) has been completed.  Verification includes, but is not limited to a copy of a 
confirmation letter from South Coastal Information Center, or, if the search was in-
house, a letter of verification from the PI stating that the search was completed. 
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2. The letter shall introduce any pertinent information concerning expectations and 
probabilities of discovery during trenching and/or grading activities. 

3. The PI may submit a detailed letter to MMC requesting a reduction to the ¼ mile 
radius.   

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

Precon Meeting that shall include the PI, Native American consultant/monitor (where 
Native American resources may be impacted), Construction Manager (CM) and/or 
Grading Contractor, Resident Engineer (RE), Building Inspector (BI), if appropriate, 
and MMC. The qualified Archaeologist and Native American Monitor shall attend any 
grading/excavation related Precon Meetings to make comments and/or suggestions 
concerning the Archaeological Monitoring program with the Construction Manager 
and/or Grading Contractor. 
a. If the PI is unable to attend the Precon Meeting, the Applicant shall schedule a 

focused Precon Meeting with MMC, the PI, RE, CM or BI, if appropriate, prior to 
the start of any work that requires monitoring. 

2. Identify Areas to be Monitored 
a. Prior to the start of any work that requires monitoring, the PI shall submit an 

Archaeological Monitoring Exhibit (AME) (with verification that the AME has been 
reviewed and approved by the Native American consultant/monitor when Native 
American resources may be impacted) based on the appropriate construction 
documents (reduced to 11x17) to MMC identifying the areas to be monitored 
including the delineation of grading/excavation limits. 

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

3.  When Monitoring Will Occur 
a. Prior to the start of any work, the PI shall also submit a construction schedule to 

MMC through the RE indicating when and where monitoring will occur. 
b. The PI may submit a detailed letter to MMC prior to the start of work or during 

construction requesting a modification to the monitoring program. This request 
shall be based on relevant information such as review of final construction 
documents which indicate site conditions such as depth of excavation and/or site 
graded to bedrock, etc., which may reduce or increase the potential for 
resources to be present.  

III. During Construction 
 A.  Monitor(s) Shall be Present During Grading/Excavation/Trenching 

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

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

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

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

 B.  Discovery Notification Process  
1. In the event of a discovery, the Archaeological Monitor shall direct the contractor to 

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

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

3. The PI shall immediately notify MMC by phone of the discovery, and shall also submit 
written documentation to MMC within 24 hours by fax or email with photos of the 
resource in context, if possible. 

4. No soil shall be exported off-site until a determination can be made regarding the 
significance of the resource specifically if Native American resources are 
encountered. 

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

are discovered shall evaluate the significance of the resource. If Human Remains are 
involved, follow protocol in Section IV below. 
a. The PI shall immediately notify MMC by phone to discuss significance 

determination and shall also submit a letter to MMC indicating whether 
additional mitigation is required.  

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

c. If the resource is not significant, the PI shall submit a letter to MMC indicating 
that artifacts will be collected, curated, and documented in the Final Monitoring 
Report. The letter shall also indicate that that no further work is required.   
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IV.  Discovery of Human Remains  
If human remains are discovered, work shall halt in that area and no soil shall be exported 
off-site until a determination can be made regarding the provenance of the human remains; 
and the following procedures as set forth in CEQA Section 15064.5(e), the California Public 
Resources Code (Sec. 5097.98) and State Health and Safety Code (Sec. 7050.5) shall be 
undertaken: 

 A.  Notification 
1. Archaeological Monitor shall notify the RE or BI as appropriate, MMC, and the PI, if 

the Monitor is not qualified as a PI.  MMC will notify the appropriate Senior Planner 
in the Environmental Analysis Section (EAS) of the Development Services Department 
to assist with the discovery notification process. 

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

B. Isolate discovery site 
1. Work shall be directed away from the location of the discovery and any nearby area 

reasonably suspected to overlay adjacent human remains until a determination can 
be made by the Medical Examiner in consultation with the PI concerning the 
provenance of the remains. 

2. The Medical Examiner, in consultation with the PI, will determine the need for a field 
examination to determine the provenance. 

3. If a field examination is not warranted, the Medical Examiner will determine with 
input from the PI, if the remains are or are most likely to be of Native American 
origin. 

 C. If Human Remains ARE determined to be Native American 
1. The Medical Examiner will notify the Native American Heritage Commission (NAHC) 

within 24 hours. By law, ONLY the Medical Examiner can make this call. 
2. NAHC will immediately identify the person or persons determined to be the Most 

Likely Descendent (MLD) and provide contact information. 
3. The MLD will contact the PI within 24 hours or sooner after the Medical Examiner has 

completed coordination, to begin the consultation process in accordance with CEQA 
Guidelines Section 15064.5(e), the California Public Resources and Health & Safety 
Codes. 

4. The MLD will have 48 hours to make recommendations to the property owner or 
representative, for the treatment or disposition with proper dignity, of the human 
remains and associated grave goods. 

5. Disposition of Native American Human Remains will be determined between the 
MLD and the PI, and, if: 
a. The NAHC is unable to identify the MLD, OR the MLD failed to make a 

recommendation within 48 hours after being granted access to the site, OR; 
b. The landowner or authorized representative rejects the recommendation of the 

MLD and mediation in accordance with PRC 5097.94 (k) by the NAHC fails to 
provide measures acceptable to the landowner, the landowner shall reinter the 
human remains and items associated with Native American human remains with 
appropriate dignity on the property in a location not subject to further and 
future subsurface disturbance, THEN 

c. To protect these sites, the landowner shall do one or more of the following: 
 (1) Record the site with the NAHC; 
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 (2) Record an open space or conservation easement; or 
 (3) Record a document with the County. The document shall be titled “Notice of 

Reinterment of Native American Remains” and shall include a legal description of 
the property, the name of the property owner, and the owner’s acknowledged 
signature, in addition to any other information required by PRC 5097.98. The 
document shall be indexed as a notice under the name of the owner. 

   
V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 
1. When night and/or weekend work is included in the contract package, the extent and 

timing shall be presented and discussed at the precon meeting.  
2. The following procedures shall be followed. 

a. No Discoveries 
 In the event that no discoveries were encountered during night and/or weekend 

work, the PI shall record the information on the CSVR and submit to MMC via fax 
by 8AM of the next business day. 

b. Discoveries 
 All discoveries shall be processed and documented using the existing procedures 

detailed in Sections III - During Construction, and IV – Discovery of Human 
Remains. Discovery of human remains shall always be treated as a significant 
discovery. 

c. Potentially Significant Discoveries 
 If the PI determines that a potentially significant discovery has been made, the 

procedures detailed under Section III - During Construction and IV-Discovery of 
Human Remains shall be followed.  

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

B. If night and/or weekend work becomes necessary during the course of construction 
1. The Construction Manager shall notify the RE, or BI, as appropriate, a minimum of 24 

hours before the work is to begin. 
2. The RE, or BI, as appropriate, shall notify MMC immediately.  

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

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

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

b. Recording Sites with State of California Department of Parks and Recreation  
 The PI shall be responsible for recording (on the appropriate State of California 

Department of Park and Recreation forms-DPR 523 A/B) any significant or 
potentially significant resources encountered during the Archaeological 
Monitoring Program in accordance with the City’s Historical Resources 
Guidelines, and submittal of such forms to the South Coastal Information Center 
with the Final Monitoring Report. 

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

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

Report submittals and approvals. 
B. Handling of Artifacts 

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

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

3. The cost for curation is the responsibility of the property owner. 
C. Curation of artifacts: Accession Agreement and Acceptance Verification  

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

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

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

D.  Final Monitoring Report(s)  
1. The PI shall submit one copy of the approved Final Monitoring Report to the RE or BI 

as appropriate, and one copy to MMC (even if negative), within 90 days after 
notification from MMC that the draft report has been approved. 

2. The RE shall, in no case, issue the Notice of Completion and/or release of the 
Performance Bond for grading until receiving a copy of the approved Final 
Monitoring Report from MMC which includes the Acceptance Verification from the 
curation institution. 

 
TRIBAL CULTURAL RESOURCES 
Refer to the mitigation measures outlined under Historical Resources (Archaeology).   
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CLIMATE ACTION PLAN 
CONSISTENCY CHECKLIST INTRODUCTION 

In December 2015, the City adopted a Climate Action Plan (CAP) that outlines the actions that City will 
undertake to achieve its proportional share of State greenhouse gas (GHG) emission reductions.  The 
purpose of the Climate Action Plan Consistency Checklist (Checklist) is to, in conjunction with the CAP, 
provide a streamlined review process for proposed new development projects that are subject to 
discretionary review and trigger environmental review pursuant to the California Environmental Quality 
Act (CEQA).1 

Analysis of GHG emissions and potential climate change impacts from new development is required 
under CEQA.  The CAP is a plan for the reduction of GHG emissions in accordance with CEQA Guidelines 
Section 15183.5.  Pursuant to CEQA Guidelines Sections 15064(h)(3), 15130(d), and 15183(b), a project’s 
incremental contribution to a cumulative GHG emissions effect may be determined not to be 
cumulatively considerable if it complies with the requirements of the CAP. 

This Checklist is part of the CAP and contains measures that are required to be implemented on a 
project-by-project basis to ensure that the specified emissions targets identified in the CAP are achieved. 
Implementation of these measures would ensure that new development is consistent with the CAP’s 
assumptions for relevant CAP strategies toward achieving the identified GHG reduction targets.  Projects 
that are consistent with the CAP as determined through the use of this Checklist may rely on the CAP for 
the cumulative impacts analysis of GHG emissions.  Projects that are not consistent with the CAP must 
prepare a comprehensive project-specific analysis of GHG emissions, including quantification of existing 
and projected GHG emissions and incorporation of the measures in this Checklist to the extent feasible. 
Cumulative GHG impacts would be significant for any project that is not consistent with the CAP. 

The Checklist may be updated to incorporate new GHG reduction techniques or to comply with later 
amendments to the CAP or local, State, or federal law. 

1 Certain projects seeking ministerial approval may be required to complete the Checklist.  For example, projects in a Community Plan 
Implementation Overlay Zone may be required to use the Checklist to qualify for ministerial level review.  See Supplemental 
Development Regulations in the project’s community plan to determine applicability.   
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CAP CONSISTENCY CHECKLIST  
SUBMITTAL APPLICATION  

 The Checklist is required only for projects subject to CEQA review.2

 If required, the Checklist must be included in the project submittal package. Application submittal
procedures can be found in Chapter 11: Land Development Procedures of the City’s Municipal Code.

 The requirements in the Checklist will be included in the project’s conditions of approval.

 The applicant must provide an explanation of how the proposed project will implement the requirements
described herein to the satisfaction of the Planning Department.

Application Information 

Contact Information 

Project No./Name: 

Property Address: 

Applicant Name/Co.: 

Contact Phone: Contact Email: 

Was a consultant retained to complete this checklist?  ☐ Yes     ☐ No If Yes, complete the following 

Consultant Name: Contact Phone: 

Company Name: Contact Email: 

Project Information 

1. What is the size of the project (acres)?

2. Identify all applicable proposed land uses:

☐ Residential (indicate # of single-family units):

☐ Residential (indicate # of multi-family units):

☐ Commercial (total square footage):

☐ Industrial (total square footage):

☐ Other (describe):
3. Is the project or a portion of the project located in a

Transit Priority Area? ☐ Yes     ☐ No

4. Provide a brief description of the project proposed:

2 Certain projects seeking ministerial approval may be required to complete the Checklist.  For example, projects in a Community Plan 
Implementation Overlay Zone may be required to use the Checklist to qualify for ministerial level review.  See Supplemental 
Development Regulations in the project’s community plan to determine applicability.   

http://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art02Division01.pdf
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CAP CONSISTENCY CHECKLIST QUESTIONS 

Step 1:  Land Use Consistency  

The first step in determining CAP consistency for discretionary development projects is to assess the project’s consistency with the growth 
projections used in the development of the CAP.  This section allows the City to determine a project’s consistency with the land use 
assumptions used in the CAP.  

Step 1:  Land Use Consistency 

Checklist Item 
(Check the appropriate box and provide explanation and supporting documentation for your answer) Yes No 

A. Is the proposed project consistent with the existing General Plan and Community Plan land use and 
zoning designations?;3  OR, 

B. If the proposed project is not consistent with the existing land use plan and zoning designations, and 
includes a land use plan and/or zoning designation amendment, would the proposed amendment 
result in  an increased density within a Transit Priority Area (TPA)4 and implement CAP Strategy 3 
actions, as determined in Step 3 to the satisfaction of the Development Services Department?; OR, 

C. If the proposed project is not consistent with the existing land use plan and zoning designations, does 
the project include a land use plan and/or zoning designation amendment that would result in an 
equivalent or less GHG-intensive project when compared to the existing designations? 

☐ ☐ 

If “Yes,” proceed to Step 2 of the Checklist.  For question B above, complete Step 3. For question C above, provide estimated project 
emissions under both existing and proposed designation(s) for comparison. Compare the maximum buildout of the existing designation 
and the maximum buildout of the proposed designation.   

If “No,” in accordance with the City’s Significance Determination Thresholds, the project’s GHG impact is significant.  The project must 
nonetheless incorporate each of the measures identified in Step 2 to mitigate cumulative GHG emissions impacts unless the decision 
maker finds that a measure is infeasible in accordance with CEQA Guidelines Section 15091. Proceed and complete Step 2 of the Checklist.  

3 This question may also be answered in the affirmative if the project is consistent with SANDAG Series 12 growth projections, which were used to determine the CAP projections, 
as determined by the Planning Department.  
4 This category applies to all projects that answered in the affirmative to question 3 on the previous page: Is the project or a portion of the project located in a transit priority area. 



City Council Approved July 12, 2016 
5 Revised June 2017

Step 2:  CAP Strategies Consistency  

The second step of the CAP consistency review is to review and evaluate a project’s consistency with the applicable strategies and actions 
of the CAP.   Step 2 only applies to development projects that involve permits that would require a certificate of occupancy from the 
Building Official or projects comprised of one and two family dwellings or townhouses as defined in the California Residential Code and 
their accessory structures.5 All other development projects that would not require a certificate of occupancy from the Building Official shall 
implement Best Management Practices for construction activities as set forth in the Greenbook (for public projects).  

Step 2:  CAP Strategies Consistency 

Checklist Item 
(Check the appropriate box and provide explanation for your answer) Yes No N/A 

Strategy 1:  Energy & Water Efficient Buildings 

1. Cool/Green Roofs. 
 Would the project include roofing materials with a minimum 3-year aged solar 

reflection and thermal emittance or solar reflection index equal to or greater than 
the values specified in the voluntary measures under California Green Building 
Standards Code (Attachment A)?; OR 

 Would the project roof construction have a thermal mass over the roof 
membrane, including areas of vegetated (green) roofs, weighing at least 25 
pounds per square foot as specified in the voluntary measures under California 
Green Building Standards Code?; OR 

 Would the project include a combination of the above two options? 
Check “N/A” only if the project does not include a roof component.  ☐ ☐ ☐ 

5 Actions that are not subject to Step 2 would include, for example: 1) discretionary map actions that do not propose specific development, 2) permits allowing wireless communication facilities, 
3) special events permits, 4) use permits or other permits that do not result in the expansion or enlargement of a building (e.g., decks, garages, etc.), and 5) non-building infrastructure projects 
such as roads and pipelines. Because such actions would not result in new occupancy buildings from which GHG emissions reductions could be achieved, the items contained in Step 2 would 
not be applicable. 

http://www.greenbookspecs.org/
http://codes.iccsafe.org/app/book/toc/2016/California/Green/index.html
http://codes.iccsafe.org/app/book/toc/2016/California/Green/index.html
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2. Plumbing fixtures and fittings 
With respect to plumbing fixtures or fittings provided as part of the project, would 
those low-flow fixtures/appliances be consistent with each of the following: 

Residential buildings: 
 Kitchen faucets: maximum flow rate not to exceed 1.5 gallons per minute at 60 

psi;  
 Standard dishwashers: 4.25 gallons per cycle; 
 Compact dishwashers: 3.5 gallons per cycle; and 
 Clothes washers: water factor of 6 gallons per cubic feet of drum capacity?  

Nonresidential buildings: 
 Plumbing fixtures and fittings that do not exceed the maximum flow rate 

specified in Table A5.303.2.3.1 (voluntary measures) of the California Green 
Building Standards Code (See Attachment A); and 

 Appliances and fixtures for commercial applications that meet the provisions of 
Section A5.303.3 (voluntary measures) of the California Green Building Standards 
Code (See Attachment A)? 

Check “N/A” only if the project does not include any plumbing fixtures or fittings.  
 
 
 
 
 
 
 
 
 
 

☐ ☐ ☐ 

	 	

http://codes.iccsafe.org/app/book/content/2016 California Codes/Green/Appendix A5 Nonresidential Voluntary Measures.pdf
http://codes.iccsafe.org/app/book/content/2016 California Codes/Green/Appendix A5 Nonresidential Voluntary Measures.pdf
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Strategy 3:  Bicycling, Walking, Transit & Land Use 

3. Electric Vehicle Charging 

 Multiple-family projects of 17 dwelling units or less: Would 3% of the total parking 
spaces required, or a minimum of one space, whichever is greater, be provided 
with a listed cabinet, box or enclosure connected to a conduit linking the parking 
spaces with the electrical service, in a manner approved by the building and safety 
official, to allow for the future installation of electric vehicle supply equipment to 
provide electric vehicle charging stations at such time as it is needed for use by 
residents?  

 Multiple-family projects of more than 17 dwelling units: Of the total required listed 
cabinets, boxes or enclosures, would 50% have the necessary electric vehicle 
supply equipment installed to provide active electric vehicle charging stations 
ready for use by residents?  

 Non-residential projects: Of the total required listed cabinets, boxes or enclosures, 
would 50% have the necessary electric vehicle supply equipment installed to 
provide active electric vehicle charging stations ready for use?  

Check “N/A” only if the project is a single-family project or would not require the 
provision of listed cabinets, boxes, or enclosures connected to a conduit linking the 
parking spaces with electrical service, e.g., projects requiring fewer than 10 parking 
spaces. 
 
 
 
 
 
 
 
 

☐ ☐ ☐ 

Strategy 3:  Bicycling, Walking, Transit & Land Use 
 (Complete this section if project includes non-residential or mixed uses) 

4. Bicycle Parking Spaces  
Would the project provide more short- and long-term bicycle parking spaces than 
required in the City’s Municipal Code (Chapter 14, Article 2, Division 5)?6   
Check “N/A” only if the project is a residential project. 
 
 
 
 
 
 
 

☐ ☐ ☐ 

																																																								
6 Non-portable bicycle corrals within 600 feet of project frontage can be counted towards the project’s bicycle parking requirements.  

http://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art02Division05.pdf
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5. Shower facilities 
If the project includes nonresidential development that would accommodate over 10 
tenant occupants (employees), would the project include changing/shower facilities in 
accordance with the voluntary measures under the California Green Building Standards 
Code as shown in the table below? 

 
Number of Tenant 

Occupants 
(Employees) 

Shower/Changing 
Facilities Required 

Two-Tier (12” X 15” X 
72”) Personal Effects 

Lockers Required 

0-10 0 0 

11-50 1 shower stall  2 

51-100 1 shower stall  3 

101-200 1 shower stall   4 

Over 200 

1 shower stall plus 1 
additional shower stall 
for each 200 additional 

tenant-occupants 

1 two-tier locker plus 1 
two-tier locker for each 
50 additional tenant-

occupants 
 

Check “N/A” only if the project is a residential project, or if it does not include 
nonresidential development that would accommodate over 10 tenant occupants 
(employees).  
 
 
 
 
 
 
 
 
 
 

☐ ☐ ☐ 

http://www.documents.dgs.ca.gov/bsc/CALGreen/2013-California-Green-Building-Standards-Code.PDF
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6. Designated Parking Spaces 
If the project includes a nonresidential use in a TPA, would the project provide 
designated parking for a combination of low-emitting, fuel-efficient, and 
carpool/vanpool vehicles in accordance with the following table?  

 
Number of Required Parking 

Spaces 
Number of Designated Parking 

Spaces 

0-9 0 

10-25 2 

26-50 4 

51-75 6 

76-100 9 

101-150 11 

151-200 18 

201 and over At least 10% of total 

This measure does not cover electric vehicles. See Question 4 for electric vehicle 
parking requirements.  

Note: Vehicles bearing Clean Air Vehicle stickers from expired HOV lane programs may 
be considered eligible for designated parking spaces. The required designated parking 
spaces are to be provided within the overall minimum parking requirement, not in 
addition to it. 

Check “N/A” only if the project is a residential project, or if it does not include 
nonresidential use in a TPA. 

 

 

 

 

 

 

 

 

☐ ☐ ☐ 
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7. Transportation Demand Management Program 
If the project would accommodate over 50 tenant-occupants (employees), would it 
include a transportation demand management program that would be applicable to 
existing tenants and future tenants that includes:  
At least one of the following components:  
 Parking cash out program  
 Parking management plan that includes charging employees market-rate for 

single-occupancy vehicle parking and providing reserved, discounted, or free 
spaces for registered carpools or vanpools 

 Unbundled parking whereby parking spaces would be leased or sold separately 
from the rental or purchase fees for the development for the life of the 
development 

And at least three of the following components: 
 Commitment to maintaining an employer network in the SANDAG iCommute 

program and promoting its RideMatcher service to tenants/employees 
 On-site carsharing vehicle(s) or bikesharing 
 Flexible or alternative work hours 
 Telework program 
 Transit, carpool, and vanpool subsidies 
 Pre-tax deduction for transit or vanpool fares and bicycle commute costs 
 Access to services that reduce the need to drive, such as cafes, commercial 

stores, banks, post offices, restaurants, gyms, or childcare, either onsite or within 
1,320 feet (1/4 mile) of the structure/use?  

Check “N/A” only if the project is a residential project or if it would not accommodate 
over 50 tenant-occupants (employees).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

☐ ☐ ☐ 
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Step 3:  Project CAP Conformance Evaluation (if applicable) 
 
The third step of the CAP consistency review only applies if Step 1 is answered in the affirmative under 
option B. The purpose of this step is to determine whether a project that is located in a TPA but that 
includes a land use plan and/or zoning designation amendment is nevertheless consistent with the 
assumptions in the CAP because it would implement CAP Strategy 3 actions. In general, a project that 
would result in a reduction in density inside a TPA would not be consistent with Strategy 3.The following 
questions must each be answered in the affirmative and fully explained.  
 
1. Would the proposed project implement the General Plan’s City of Villages strategy in an identified Transit Priority Area (TPA) that will 

result in an increase in the capacity for transit-supportive residential and/or employment densities? 
Considerations for this question: 

 Does the proposed land use and zoning designation associated with the project provide capacity for transit-supportive residential densities 
within the TPA? 

 Is the project site suitable to accommodate mixed-use village development, as defined in the General Plan, within the TPA? 
 Does the land use and zoning associated with the project increase the capacity for transit-supportive employment intensities within the TPA? 

 
2. Would the proposed project implement the General Plan’s Mobility Element in Transit Priority Areas to increase the use of transit? 

Considerations for this question: 
 Does the proposed project support/incorporate identified transit routes and stops/stations? 
 Does the project include transit priority measures?  

 
3. Would the proposed project implement pedestrian improvements in Transit Priority Areas to increase walking opportunities? 

Considerations for this question: 
 Does the proposed project circulation system provide multiple and direct pedestrian connections and accessibility to local activity centers 

(such as transit stations, schools, shopping centers, and libraries)? 
 Does the proposed project urban design include features for walkability to promote a transit supportive environment? 

 
4. Would the proposed project implement the City of San Diego’s Bicycle Master Plan to increase bicycling opportunities? 

Considerations for this question: 
 Does the proposed project circulation system include bicycle improvements consistent with the Bicycle Master Plan?  
 Does the overall project circulation system provide a balanced, multimodal, “complete streets” approach to accommodate mobility needs of 

all users? 
 
5. Would the proposed project incorporate implementation mechanisms that support Transit Oriented Development?  

Considerations for this question: 
 Does the proposed project include new or expanded urban public spaces such as plazas, pocket parks, or urban greens in the TPA? 
 Does the land use and zoning associated with the proposed project increase the potential for jobs within the TPA? 
 Do the zoning/implementing regulations associated with the proposed project support the efficient use of parking through mechanisms 

such as: shared parking, parking districts, unbundled parking, reduced parking, paid or time-limited parking, etc.? 
 
6. Would the proposed project implement the Urban Forest Management Plan to increase urban tree canopy coverage? 

Considerations for this question: 
 Does the proposed project provide at least three different species for the primary, secondary and accent trees in order to accommodate 

varying parkway widths? 
 Does the proposed project include policies or strategies for preserving existing trees? 
 Does the proposed project incorporate tree planting that will contribute to the City’s 20% urban canopy tree coverage goal?  

 



CLIMATE ACTION PLAN CONSISTENCY 
CHECKLIST  
ATTACHMENT A 
 

This attachment provides performance standards for applicable Climate Action Pan (CAP) 
Consistency Checklist measures.  
 

Table 1 Roof Design Values for Question 1: Cool/Green Roofs supporting Strategy 1: Energy & Water 
Efficient Buildings of the Climate Action Plan 

Land Use Type Roof Slope Minimum 3-Year Aged 
Solar Reflectance Thermal Emittance Solar Reflective Index 

Low-Rise Residential 
≤ 2:12 0.55 0.75 64 

> 2:12 0.20 0.75 16 

High-Rise Residential Buildings, 
Hotels and Motels 

≤ 2:12 0.55 0.75 64 

> 2:12 0.20 0.75 16 

Non-Residential  
≤ 2:12 0.55 0.75 64 

> 2:12 0.20 0.75 16 
Source: Adapted from the California Green Building Standards Code (CALGreen) Tier 1 residential and non-residential voluntary measures shown in Tables 
A4.106.5.1 and A5.106.11.2.2, respectively. Roof installation and verification shall occur in accordance with the CALGreen Code. 

CALGreen does not include recommended values for low-rise residential buildings with roof slopes of ≤ 2:12 for San Diego’s climate zones (7 and 10). 
Therefore, the values for climate zone 15 that covers Imperial County are adapted here.  

Solar Reflectance Index (SRI) equal to or greater than the values specified in this table may be used as an alternative to compliance with the aged solar 
reflectance values and thermal emittance. 

 
 
  

http://www.documents.dgs.ca.gov/bsc/CALGreen/2013-California-Green-Building-Standards-Code.PDF


 

Table 2 Fixture Flow Rates for Non-Residential Buildings related to Question 2: Plumbing Fixtures and 
Fittings supporting Strategy 1: Energy & Water Efficient Buildings of the Climate Action Plan 

Fixture Type Maximum Flow Rate 

Showerheads 1.8 gpm @ 80 psi 

Lavatory Faucets 0.35 gpm @60 psi 

Kitchen Faucets 1.6 gpm @ 60 psi 

Wash Fountains 1.6 [rim space(in.)/20 gpm @ 60 psi] 

Metering Faucets 0.18 gallons/cycle 

Metering Faucets for Wash Fountains 0.18 [rim space(in.)/20 gpm @ 60 psi] 

Gravity Tank-type Water Closets 1.12 gallons/flush 

Flushometer Tank Water Closets 1.12 gallons/flush 

Flushometer Valve Water Closets 1.12 gallons/flush 

Electromechanical Hydraulic Water Closets 1.12 gallons/flush 

Urinals 0.5 gallons/flush 
Source: Adapted from the California Green Building Standards Code (CALGreen) Tier 1 non-residential voluntary measures shown in Tables A5.303.2.3.1 and 
A5.106.11.2.2, respectively. See the California Plumbing Code for definitions of each fixture type.  

Where complying faucets are unavailable, aerators rated at 0.35 gpm or other means may be used to achieve reduction. 

Acronyms: 
gpm = gallons per minute 
psi = pounds per square inch (unit of pressure)  
in. = inch 

 
  

http://www.documents.dgs.ca.gov/bsc/CALGreen/2013-California-Green-Building-Standards-Code.PDF
http://epubs.iapmo.org/CPC/


Table 3 Standards for Appliances and Fixtures for Commercial Application related to Question 2: 
Plumbing Fixtures and Fittings supporting Strategy 1: Energy & Water Efficient Buildings of 
the Climate Action Plan 

Appliance/Fixture Type Standard 

Clothes Washers 

Maximum Water Factor 
(WF) that will reduce the use of water by 10 percent 

below the California Energy Commissions’ WF standards 
for commercial clothes washers located in Title 20 

of the California Code of Regulations. 

Conveyor-type Dishwashers 0.70 maximum gallons per rack (2.6 L)  
(High-Temperature) 

0.62 maximum gallons per rack (4.4 
L) (Chemical) 

Door-type Dishwashers 0.95 maximum gallons per rack (3.6 L) 
 (High-Temperature) 

1.16 maximum gallons per rack (2.6 
L) (Chemical) 

Undercounter-type Dishwashers 0.90 maximum gallons per rack (3.4 L)  
(High-Temperature) 

0.98 maximum gallons per rack (3.7 
L) (Chemical) 

Combination Ovens Consume no more than 10 gallons per hour (38 L/h) in the full operational mode. 

Commercial Pre-rinse Spray Valves (manufactured on 
or 

after January 1, 2006) 

Function at equal to or less than 1.6 gallons per minute (0.10 L/s) at 60 psi (414 kPa) and 
• Be capable of cleaning 60 plates in an average time of not more than 30 

seconds per plate. 
• Be equipped with an integral automatic shutoff. 
• Operate at static pressure of at least 30 psi (207 kPa) when designed for a flow 

rate of 1.3 gallons per minute (0.08 L/s) or less. 
Source: Adapted from the California Green Building Standards Code (CALGreen) Tier 1 non-residential voluntary measures shown in Section A5.303.3. See 
the California Plumbing Code for definitions of each appliance/fixture type.  

Acronyms: 
L = liter 
L/h = liters per hour 
L/s = liters per second 
psi = pounds per square inch (unit of pressure)  
kPa = kilopascal (unit of pressure) 

 
 

http://www.documents.dgs.ca.gov/bsc/CALGreen/2013-California-Green-Building-Standards-Code.PDF
http://epubs.iapmo.org/CPC/
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Email: Andrew@LagunaEnv.com
Cell: (858) 603-7809

SHEET INDEX SCOPE OF WORK
PROJECT INFORMATION
PROJECT ADDRESS:

ASSESSORS PARCEL NUMBER:
LEGAL DESCRIPTION:

BUILDING CODE:
YEAR BUILT

SETBACKS
             FRONT (STREET FRONTAGE):
INTERIOR SIDE (.08 OF LOT WIDTH):
INTERIOR SIDE (.08 OF LOT WIDTH):

REAR:
BUILDING HEIGHT LIMITATIONS:
Max. FLOOR AREA RATIO (F.A.R):
PARKING SPACES:

          ALLOWED               PROPOSED

ZONING INFORMATION
ZONE:
OVERLAY ZONES:

BUILDING AREAS:
BASEMENT 

  

   

OCCUPANCY TYPE:
NUMBER OF DWELLINGS:
CONSTRUCTION TYPE:
NUMBER OF STORIES:

LOT AREA:

SECOND FLOOR DECK AREA  
TOTAL   

GEO HAZARD ZONE:    12 AND 22

TOTAL AREA:

LANDSCAPE REQUIRED:
LANDSCAPE PROVIDED:
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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06/14/2021 PROJECT START

11/22/2021 1ST COASTAL SUB.

12/23/2022 2ND COASTAL SUB.

06/30/2023     3RD COASTAL SUBM.

01/23/2024

MS

CAM

2021-22

COASTAL

CALIFORNIA RESIDENTIAL CODE (CRC), 2019
EDITION & ASSOCIATED AMENDMENTS IN SDMC.
CALIFORNIA BLDG. CODE (CBC) BASED ON 2019 IBC.
NATIONAL ELECTRICAL CODE (NEC), 2019 EDITION
NATIONAL MECHANICAL CODE (CMC), 2019
EDITION
CALIFORNIA PLUMBING CODE (CPC), 2019 EDITION
SAN DIEGO COUNTY MUNICIPAL CODE (SDC),
PROJECT SHALL COMPLY WITH TITLE 24 AND 2019
CBC, 2019 CMC AND 2019 SPC AND THE 2019 CEC.

TS  001 Title Sheets

       Survey

CIVIL :
C-000 Title sheet
C-200 Rough grading plan

C-210 Grading plan lower level
C-220 Grading plan ground level
C-300 SWQMP Plan

C-400 Utility Plan

ARCHITECTURAL :

A 010 Site Plan
A 013 Site analysis plan 
A 021 Basement Floor Plan 
A 022 Lower Floor Plan 
A 023 First Floor Plan
A 024 Second Floor Plan 
A 041 Roof Plan
A 051 Elevations
A 052 Elevations
A 053 Elevations
A 054 Elevations
A 055 Bulk and Scale
A 061 Sections
A 062 Sections
A 063 Sections

2072 VIA CASA ALTA,
LA JOLLA CA., 92037

LOT 15 OF LA JOLLA SCENIC WEST, IN THE CITY OF SAN DIEGO, COUNTY OF SAN
DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 8482 FILED IN
THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, FEB. 2, 1997

RS-1-1

33,349.83 SQ FT

2 OVER BASEMENT
TYPE VB
1
R-3

25'-0"
  7.04'

34'-6"
  7.04'

48'-4"

180'-3 5/8"

352-750-15-00

30'-0"
0.45 (15,007.42 SQ FT)

5

VICINITY MAP

0.22 (7,251 SQ FT)

LOWER FLOOR 

  

   

FIRST FLOOR 

  

   

SECOND FLOOR 

  

   

                        PROPOSED

16,251 SQ FT (6,951 SQ FT COUNTED IN F.A.R)

              3,657 SQ FT (NOT COUNTED IN F.A.R )
         7,125 SQ FT (1,482 SQ FT COUNTED IN F.A.R)

      3,715 SQ FT
      1,754 SQ FT

LOWER BASEMENT

  

  

   

BASEMENT 

  

   

FIRST FLOOR 

  

   

              PROPOSED
        697 SQ FT
      1,462 SQ FT
         129 SQ FT

                   427 SQ FT
      2,715 SQ FT

                30% = 10,005 SQ FT
                56.3% = 18,766 SQ FT

LANDSCAPE

L 1.1  Brush Management Plan Entry Level
L 1.2  Brush Management Plan Lower Level
L 2.1  Proposed Landscape Plan

PROPOSAL OF A NEW 6,951 SQ FT  2 STORY OVER 2 BASEMENTS,
SINGLE DWELLING UNIT ON A VACANT LOT AND POOL
STRUCTURE (UNDER SEPARATE PERMIT, LOCATION JUST FOR
REFERENCE). REQUESTING A SITE DEVELOPMENT PERMIT AND
COSTAL DEVELOPMENT PERMIT.

HILLSIDE

VIA CASA ALTA

VIA CAPRI

VIA CAPRI

RUE M
IC

HAEL

RU
E

D
EN

IS
E

FIRE
HYD.

  7.04'
  7.04'

   DECK

COASTAL OVERLAY ZONE, COASTAL HEIGHT LIMITATION OVERLAY
ZONE, L.J.C.P.A. , POTENTIAL/SENSITIVE VEGETATION-CHAPARRAL, MHPA, PARKING
IMPACT: COASTAL, VERY HIGH SEVERITY ZONE, BRUSH MANAGEMENT

LOT COVERAGE (MAX): 50% = 16,674.92 SQ FT
LOT COVERAGE PROPOSED:         23.4% =   7,819.43 SQ FT

MAX FRONT YARD HARDSCAPE (PER SDMC 131.0447):     60% =   3,083.83 SQ FT
PROPOSED FRONT YARD HARDSCAPE: 57.46% =   2,953.58 SQ FT

 FRONT YARD: 100% =   5,139.72 SQ FT

29'-0"

5

NOTICE OF GEOLOGIC & 
GEOTECHNICAL CONDITION

Document No. DOC#2023-0232990 Date Recorded 09/01/2023

GEOTECH
Geotechnical Exploration, Inc.
7420 Trade St.
San Diego, CA   92121
Telephone: (858) 549-7222
Fax:  (858) 549-1604
Contact: Jay Heiser
jheiser@gei-sd.com

CIVIL
Labib Funk + Associates
319 Main St.
El Segundo, CA   90245
Telephone: (213) 239-9700
Fax:  (213) 239-9699
Contact: Frank LaRocca
frank.larocca@labibfunk.com

PLANNING :

- Covenant of Easement

ENGINEERING :

- ROW/EMRA for sidewalk underdrain

COASTAL CONDITION

GEOLOGY :

- Recorded Notice of Geologic and Geotechnical Condition

C-310 Low impact development details
C-311 Low impact development details

ATTACHMENT 11
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319 Main Street

El Segundo, California 90245
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LFA Job no. 23003

SITE DEVELOPMENT PERMIT APPROVAL NO. 2590140
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OUTLINE OF BUILDING ABOVE

SETBACK
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D
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ELEV.
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SPA AND GYM
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SAUNA STEAM
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OUTLINE
ABOVE

WOOD
SLAT

WOOD
SLAT

JOB NO.:

DATE:

SCALE:

SHEET TITLE:

SHEET NUMBER:

20
72

 VI
A C

AS
A A

LT
A

LA
 JO

JJA
, C

A 9
20

37

JA
DE

 LJ
, L

LC

REVISIONS:

CITY SUBMITTAL

NOT FOR
CONSTRUCTION

319 Main Street
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LFA Job no. 23003
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El Segundo, California 90245
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LFA Job no. 23003
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34'-6"Setback

Entry

Dn

Dn
Ramp

(n) 6' Site Wall

Ramp

GENERAL SITE NOTES

77
'-5

"

18'-1" CT to Curb

1

Proposed Single Family Residence
2 Story Over Basement

(n) 6' Site Wall

6'-11"CURBTO
PL

N 35° 03' 15" E  30.00'

f.f. +782.00'

f.f. +780.00'

f.f.
+778.00'

T.o.w +779.0'
B.o.w. +775.0'

t.o.w +768.0'
B.o.w.+765.0'

3

7'
-0

1 2"
Se

tb
ac

k

Prop "D" Low Point
Elev. + 775.38'

Prop "D" Hight Point
Elev. + 793.25'

sid
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al
k

(P) 3 Ft Black Cyclone Fence
per MSCP requirements

(P) MHPA Boundary
Line Adjustment
3,453 SQ FT

(e
) M

H
PA

 L
in

e

(p) Mhpa
Boundary Line
Adjustment

(p) MHPA
Boundary Line
Adjustment.

34'-41
2"

Setback

5'-0"

(p) Mhpa Boundary Line
Adjustment

(P) Mhpa Boundary
Line Adjustment
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8

3'-1"DEDICATION
10'-0"

2
4

6

5

ELEV. 788.42'

(e) Vlt-comm

9
Accessory Structure

(Per 142.0412(g)(2) and brush
management guide bulletin #1

deck over no habitable accessory
structure is allowed in BMZ1)

Prop. D Low point accesory structure 
ELEV. + 763.75'

(P) Gas Meter

(P) Backflow

KEYNOTES
1 (P) 10'-0" x 10'-0" visibility triangle (nothing over 3'-0" within triangle)

2 Replace curb and gutter per sdg-151 (per emra as a condition of approval)

3 (P) sunken pool lounge, under separate permit, location for reference only

4 Replace existing sidewalk per sdg-155 maintaining the existing sidewalk scoring
pattern and preserving the contractor's stamp to the site on via casa alta (per emra
as a condition of approval)

5 Install 12"x12" catch basin by Jensen or approved equivalent.

6 Sidewalk underdrain per standard drawing d=27, q=0.11 cfs, v=1.2 cfs (per
emra as a condition of approval)

7 Proposed transformer location. 2' clearance all the way around, 8' frontal
clearance

8 Outline of 5ft for Prop "D" height limit

9 1 inch gap separation between structures per 113.0270(a)(3), gap separating
retaining wall that does not count for connecting building, see sheet A051

SITE ANALYSIS

10 Proposed driveway per SDG-159, 2:1 transition, see detail 1

10

3'-
0"

2
4

(P) Transformer

11

11 Proposed gate

12 Proposed site wall 75% open fence on top, see elevations

5'-0"

Up

1 2 3

SIDE YARD SETBACK: 5' - 00"

Landscape

Landscape

Up

13 Fire sprinkler to be provided on top of exterior doors and windows at north side.

14 Fire resistant glazing to be provided at north exterior doors and windows.

15

14

13

13

14

50'-0"Open space easement

50'-0"Open space easement

123

10'-0"

10
'-0

"

12

47'-9"

(P) MHPA
Boundary Line
Adjustment.
3,453 SQ FT

12

15 Fire sprinkler to be provided on top of proposed tree

Outline of
neighbor
building

Outline of
neighbor
building

Roof eaves
encroaching
into setback per
131.0461(1)

Line of disturbance
area

Line of disturbance
area

8"
 V

C 
se

w
er

 1
78

28
-1

0-
D

(E) Landscape

16 Lighting adjacent to MHPA should be directed away from the MHPA. Where
necessary, provide adequate shielding with non-invasive plant materials.

16

16

16

52'-8"

8'-33
4"

28'-13
4"

29'-1"

(P) Landscape
Below

1.5%

5'-0" 17

17 Accessory structure per 142.0412(g)(2) and FBP Policy B-18-01 to be built of
non-combustible materials, one-hour fire rated, and heavy timber construction.

BMZ 2 = 36'-5" Per 142.0412(f)
See landscape plans

BMZ 2 = 45'-6" Per142.0412(f)
See landscape plans

BMZ 2 = 54'-6" per 142.0412(f)
See Landscape Plans

B
rush M

anagem
ent Zone 2 Lim

it

19

18

18 Contect biofiltration system, see sheet C300

19 Sump  pump and vault, see sheet C300

A. The site plan is for general site reference only.  Refer to other sheets for complete scope of work.
B. No existing or proposed transit stops at site
C. Provide building address number, visible and legible from the street or road fronting the property per

fhps policy p-00-6 (ufc 901.4.4).

D.    This project will not discharge any increase in storm water run-off onto the existing coastal bluff areas.
E.    At the storm water discharge locations, suitable energy dissipaters are to be installed to reduce the

discharge to non-erodible velocities.
F.     Multiple storm water discharge locations will be used to mimic the existing drainage pattern.
G.    No additional run-off is proposed for the discharge locations
H.    No obstruction including solid walls in the visibility area shall exceed 3 feet in height. Plant material,

other than trees, within the public right-of-way that is located within visibility areas shall not exceed 24
inches in height, measured from the top of the adjacent curb.

I.     Prior to the issuance of any construction permit, the owner/permittee shall enter into a maintenance
        agreement for the ongoing permanent bmp maintenance, satisfactory to the city engineer.
J.     Prior to the issuance of any construction permit, the owner/permittee shall incorporate any construction
        best management practices necessary to comply with chapter 14, article 2, division 1 (grading
        regulations) of the san diego municipal code, into the construction plans or specifications.
K.    Per sdmc section 143.0143(c) only native or other drought-tolerant plant species shall be used in
        landscaped areas in order to minimize irrigation requirements and to reduce potential slide hazards due
        to over-watering of the coastal bluffs.
L.     New site drainage system to connect to existing sidewalk underdrain for discharge to public conveyance
M.    Proposed drainage sheet flowing into neighboring properties cannot exceed existing q100 flow.
N. All stormwater runoff from proposed and/or replaced impervious areas shall be routed to pervious

surfaces or landscaping prior to reaching the public drain system.
O. 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.

20

20 Contect detention system, see sheet C300

av
er

ag
e l

ot
 w

id
th

 is
88

.0
2'

 lot depth is 343.83' =
setback is 10% of detph

50'-0"For average
lot width calc.

(E
)

M
H

PA
Li

ne

(E
)

M
hp

a
Li

ne

(P) MHPA
Boundary
Line Adjustment
3,453 SQ FT

(e
)

M
H

PA
Li

ne
(e

)
M

hp
a

Li
ne

(P) MHPA
Boundary
Line Adjustment
3,453 SQ FT

Top of slope 25%

Top of slope 25%

SHEET TITLE

REVISIONS

Marengo
Morton
Architects
7724 Girard Ave.
Second Floor
La Jolla, CA  92037
Tel. (858) 459-3769
Fax. (858) 459-3768
Michael Morton AIA
Claude Anthony Marengo DESA

S:
\P

ro
je

ct
s\

20
21

 P
ro

je
ct

s\
20

21
-2

2 
20

72
 V

ia
 C

as
a 

A
lta

\4
-A

ge
nc

y\
1-

C
oa

st
al

 P
ac

ka
ge

\5
. 5

th
 C

oa
st

al
 S

ub
m

itt
al

\4
. D

W
G

 a
nd

 P
D

F\
25

. 1
1.

21
.2

02
3\

A
-1

.1
 S

IT
E 

PL
A

N
.d

w
g 

 Ju
n 

25
,2

02
4-

4:
18

pm

DATE

Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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06/14/2021 PROJECT START

11/22/2021 1ST COASTAL SUB.

12/23/2022 2ND COASTAL SUB.

06/30/2023     3RD COASTAL SUBM.

05/31/2024

MS

CAM

2021-22

COASTAL                                         
PROPOSED SITE PLAN

SCALE: 1/16" = 1'-0"

8' 16'0 32'

PROPOSED SITE PLAN 

A 010                                         
DIAGRAM PLAN

SCALE: 1/64" = 1'-0"

32' 64'0 128'

                                         
DETAIL 1
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A. The site plan is for general site reference only.  Refer to other construction documents for complete
scope of work.

B. Before commencing any site foundation or slab cutting or excavation the contractor shall verify
locations of all site utilities, dimensions and conditions.  These include but are not limited to property
lines, setback location to all new or existing walls, easements (if any), existing site utilities, including
water, sewer, gas and electrical lines and any other new or existing site items which could affect in any
way the construction of the building.  Flag or otherwise mark all locations of site property lines,
easements (if any) underground utilities, and indicate utility type.

C. All conditions or dimensions on these plans shall be verified in the field by the general contractor with
actual site conditions.  Written dimensions shall take precedence over scaled dimensions and shall be
verified on the job site.  On-site verification of all dimensions and conditions shall be the sole
responsibility of the general contractor and subcontractors.

D. The contractor or sub-contractor shall notify the architect if any conflicts or discrepancy occurs between
this information on this plan and actual field conditions.  Do not proceed with work in conflict with
these drawing until written or verbal instructions are issued by the architect office.

E. Locate refuse bin at approved on-site location.  Contractor shall dispose of all site refuse at
city-approved locations.

F. No trees or shrubs whose height will be 3'-0" at maturity shall be installed within 5'-0" of any publicly
maintained water facilities or within 10'-0" of any publicly maintained sewer facilities.

G. No existing or proposed transit stops at site
H. Provide building address number, visible and legible from the street or road fronting the property per

fhps policy p-00-6 (ufc 901.4.4).

GENERAL SITE NOTES

I. This project will not discharge any increase in storm water run-off onto the existing coastal bluff areas.
J. At the storm water discharge locations, suitable energy dissipaters are to be installed to reduce the

discharge to non-erodible velocities.
K. Multiple storm water discharge locations will be used to mimic the existing drainage pattern.
L. No additional run-off is proposed for the discharge locations
M. No obstruction including solid walls in the visibility area shall exceed 3 feet in height. Plant material,

other than trees, within the public right-of-way that is located within visibility areas shall not exceed 24
inches in height, measured from the top of the adjacent curb.

N. Prior to the issuance of any construction permit, the owner/permittee shall enter into a maintenance
agreement for the ongoing permanent bmp maintenance, satisfactory to the city engineer.

O. Prior to the issuance of any construction permit, the owner/permittee shall incorporate any construction
best management practices necessary to comply with chapter 14, article 2, division 1 (grading
regulations) of the san diego municipal code, into the construction plans or specifications.

P. Per sdmc section 143.0143(c) only native or other drought-tolerant plant species shall be used in
landscaped areas in order to minimize irrigation requirements and to reduce potential slide hazards due
to over-watering of the coastal bluffs.

Q. New site drainage system to connect to existing sidewalk underdrain for discharge to public conveyance
a. Proposed drainage sheet flowing into neighboring properties cannot exceed existing q100 flow.
R. All stormwater runoff from proposed and/or replaced impervious areas shall be routed to pervious

surfaces or landscaping prior to reaching the public drain system.
S. 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.

Proposed Single Family Residence
2 Story Over Basement
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Proposed Lower level, see civil sheets C200, C210 and C220 for grading sheets and for
 grading quantities.
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Steep hillside - Area of 25% or more slope gradient

BMZ 2 = 36'-5" Per 142.0412(f)
See landscape plans

BMZ 2 = 45'-6" Per142.0412(f)
See landscape plans

BMZ 2 = 54'-6" per 142.0412(f)
See Landscape Plans
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SLOPE ANALYSIS TABLE
Total site SQFT

SQFT of land disturbed

SQFT of steep hillside

SQFT of  encroachment in steep hillside

SQFT land in C.O.E

33,349.83 SQ FT

15,440.83 SQ FT

15, 450 SQ FT

17,909 sq ft

No encroachment into steep hillside, project proposed on previously disturbed area.

(E) Development footprint/disturbed
(Non-steep hillside) up to 765' Contour.

Top of Slope contour 765'

765

Top of Slope
contour 765'

765

C.O.E Limit Line
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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(including but not necessarily limited to "CAD documents") are
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conversion, media degradation, software error, or human
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deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.

PHASE

PROJECT NO.

REVIEWED BY

DRAWN BY

RENEWAL
04/30/2023

C-19371

L
I

C
E N

S E D  A R C H I T
E

C
T

S
T

A
T

E
 O F  C A L I F O

R
N

I
A

M
IC

HA
EL  RENE  MORTON

JA
D

E 
LJ

, L
LC

20
72

 V
IA

 C
A

SA
 A

LT
A

La
 Jo

lla
, C

A
 9

20
37

 

06/14/2021 PROJECT START

11/22/2021 1ST COASTAL SUB.

12/23/2022 2ND COASTAL SUB.

06/30/2023     3RD COASTAL SUBM.

03/14/2024

MS

CAM

2021-22

COASTAL

PROPOSED
SECOND FLOOR PLAN

A024

PROPOSED 1,754 SQ FT
PROPOSED SECOND FLOOR PLAN

SCALE: 1/8" = 1'-0"

4' 8'0 16'



Skylight

Terrace
Elev. +804'-0"

Terrace
Elev. +806'-6"

Skylight

Planter

Planter

Roof Below

Outdoor shower
(See first floor plan)

Roof Below

Planter

Terrace
Elev. +791'-0"

Landscape
(See lower floor plan)

Elev. +778'-10"

Skylight

Slope 14:12

T.O. Roof
Elev.+815.50'

Grade +785.74'
(Diff +28.26')

Roof Drain (TYP.)

Roof Drain (TYP.)

Roof Drain (TYP.)

Slope 14:12 Slope 14:12

Roof cricket

Roof cricket

Slope 14:12

Roof
Drain

(TYP.)

Roof cricket

T.O. Roof
Elev.+815.50'

Grade +793.12'
(Diff +22.38')

T.O. Overhang
Elev.+814.50'
Grade +785.74'
(Diff +27.26')

T.O. Overhang
Elev.+814.50'
Grade +793.12'
(Diff +22.38')

T.O. Roof
Elev.+815.50'

T.O. Overhang
Elev.+814.50'
Grade +786.74'
(Diff +27.76')

Grade +786.74'
(Diff +28.76')

Ramp
Dn.

Landscape
below

Grasscrete
at first floor

Landscape
below

Motorcourt
below

Driveway
below

Roof Below
(For Reference only)

Sunken
Lounge

Bridge
below

T.O. Roof
Elev.+814.50'

T.O. Roof
Elev.+815.50'
Grade +785.74'
(Diff +29.76')

Grade +785.00'
(Diff +29.50')

T.O. Roof
Elev.+791.00'
Grade +768.00'
(Diff +23.00')

T.O. Roof
Elev.+805.50'
Grade +785.74'
(Diff +28.26')

T.O. Roof
Elev.+805.50'
Grade +781.06'
(Diff +24.44')

Grade +785.00'
(Diff +20.50')

T.O. Roof
Elev.+805.50'

T.O. Overhang
Elev.+804.50'
Grade +785.00'
(Diff +19.50')

Grade +778.86'
(Diff +26.64')

T.O. Roof
Elev.+805.50'

T.O. Roof
Elev.+791.00'
Grade +778.86'
(Diff +12.14')

T.O. Roof
Elev.+791.00'
Grade +774.50'
(Diff +16.50')

T.O. Roof
Elev.+791.00'
Grade +765.50'
(Diff +25.50')

Grade +790.20'
(Diff +25.30')

T.O. Roof
Elev.+815.50'

3'
-0

"'
O

ve
rh

an
g

8'-5"
Overhang

4'
-0

"
O

ve
rh

an
g

3'
-0

"'
O

ve
rh

an
g

3'
-0

"'
O

ve
rh

an
g

(E
) M

hp
a 

Li
ne

(P) MHPA Boundary
Line Adjustment
3,453 SQ FT

(E
) M

hp
a L

in
e

(P) MHPA Boundary
Line Adjustment
3,453 SQ FT

(P) MHPA Boundary
Line Adjustment
3,453 SQ FT

25'-0"Setback

7'
-0

1 2"
Se

tb
ac

k

7'
-0

1 2"
Se

tb
ac

k

Roof eaves can
encroach into setback
per 131.0461(1)

Roof eaves can
encroach into setback
per 131.0461(1)

Property Line

Pr
op

er
ty

 L
in

e

Property Line

Property Line

3'-1"Dedication

3'-1"Dedication

Property Line

Property Line

Roof

Roof

Roof

3'-0"
Overhang

Planter

Planter

Dn
1 2

1" Gap

6'-0"

PROPOSED
ROOF PLAN

A041
SCALE: 1/4" = 1'-0"

2' 4'0 8'
SHEET TITLE

REVISIONS

Marengo
Morton
Architects
7724 Girard Ave.
Second Floor
La Jolla, CA  92037
Tel. (858) 459-3769
Fax. (858) 459-3768
Michael Morton AIA
Claude Anthony Marengo DESA

S:
\P

ro
je

ct
s\

20
21

 P
ro

je
ct

s\
20

21
-2

2 
20

72
 V

ia
 C

as
a 

A
lta

\4
-A

ge
nc

y\
1-

C
oa

st
al

 P
ac

ka
ge

\4
. 4

th
 C

oa
st

al
 su

bm
itt

al
\4

. D
W

G
 a

nd
 P

D
F\

25
. 1

1.
21

.2
02

3\
A

04
1 

R
O

O
F 

PL
A

N
.d

w
g 

 F
eb

 0
7,

20
24

-1
1:

01
am

DATE

Marengo Morton Architects, Inc. is providing, by agreement
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
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stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are
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conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is
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Record are the Architect's Instruments of Service and are the
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PHASE

PROJECT NO.

REVIEWED BY

DRAWN BY

RENEWAL
04/30/2023

C-19371

L
I

C
E N S E D  A R C H I T

E
C

T

S
T

A
T

E
 O F  C A L I F O

R
N

I
A

M
IC

HA
EL  RENE  MORTON

JA
D

E 
LJ

, L
LC

20
72

 V
IA

 C
A

SA
 A

LT
A

La
 Jo

lla
, C

A
 9

20
37

 

06/14/2021 PROJECT START

11/22/2021 1ST COASTAL SUB.

12/23/2022 2ND COASTAL SUB.

06/30/2023     3RD COASTAL SUBM.

01/23/2024

MS

CAM

2021-22

COASTAL

PROPOSED
EXTERIOR

ELEVATIONS

A052

PROPOSED WEST ELEVATION
SCALE: 1/8" = 1'-0"

2' 4'0 8'



11
'-0

"
11

'-0
"

12
'-6

"
11

'-6
"

F.F. BASEMENT 1
ELEV. + 777.5

F.F. BASEMENT 2
ELEV. + 766.0'

F.F. FIRST FLOOR
ELEV. + 790.0'

T.O. ROOF
ELEV. + 812.0'

Pr
op

er
ty

 li
ne

 a
ng

le
d

Pr
op

er
ty

 li
ne

3'
-0

"

Angled wall

Se
tb

ac
k 

an
gl

edNote
this project must comply with the municipal code requirements for maximum
height of the structure not to exceed 30 feet (sdmc, section 131.0444 and
132.0505).  Highest point of the roof,  equipment, pipe, vent, antenna or other
projection shall not exceed 30' above base of measurement (reference datum)

7'-01
2"

Setback

7'-01
2"

Setback

Se
tb

ac
k

Wood screen wallWood screen wall

30' height limit

(P) Driveway
Gate

Pedestrian
entry, angled plane

(E) Grade  at
building face

Open fence per 142.0310(c)(2)(C)
in the Coastal Overlay Zone, 75%
open to light on the vertical
surface area.

3'
-0

"

30
'-0

"

(P) Stone site
wall

(P) Stone site
wall

Prop D height limit

30.0° 30.0°

3'
-0

"

23
'-6

" A
ng

le
d 

se
tb

ac
k

Line of previous height

24
'-0

" A
ng

le
d 

se
tb

ac
k

Terrace Terrace

3'-6"
2'-111

4"

Projection up to 6' or 50%
of the width of the required
yard, whichever is less per
sdmc §131.0461(a)(1)(a)

Projection up to 6' or 50%
of the width of the required
yard, whichever is less per

sdmc §131.0461(a)(1)(a)

F.F. @  SECOND FLOOR
ELEV. 801.50'

and S.D.M.C 131.0461(a)(1)
Roof, Eave, Cornice And
Eyebrow Projections Are
Permitted To Encroach
Building Envelope Plane

and S.D.M.C 131.0461(a)(1)
Roof, Eave, Cornice And
Eyebrow Projections Are

Permitted To Encroach
Building Envelope Plane

Open fence per
142.0310(c)(2)(C)

in the Coastal Overlay Zone,
75% open to light on the

vertical surface area.

KEY PLAN

Skylight

Terrace
Elev. +804'-0"

Terrace
Elev. +806'-6"

Skylight

Planter

Planter

Roof Below

Outdoor shower
(See first floor plan)

Roof Below

Planter

Terrace
Elev. +791'-0"

Landscape
(See lower floor plan)

Elev. +778'-10"

Skylight

Slope 14:12

T.O. Roof
Elev.+815.50'

Grade +785.74'
(Diff +28.26')

Roof Drain (TYP.)

Roof Drain (TYP.)

Roof Drain (TYP.)

Slope 14:12 Slope 14:12

Roof cricket

Roof cricket

Slope 14:12

Roof
Drain

(TYP.)

Roof cricket

T.O. Roof
Elev.+815.50'

Grade +793.12'
(Diff +22.38')

T.O. Overhang
Elev.+814.50'
Grade +785.74'
(Diff +27.26')

T.O. Overhang
Elev.+814.50'
Grade +793.12'
(Diff +22.38')

T.O. Roof
Elev.+815.50'

T.O. Overhang
Elev.+814.50'
Grade +786.74'
(Diff +27.76')

Grade +786.74'
(Diff +28.76')

Ramp
Dn.

Landscape
below

Grasscrete
at first floor

Landscape
below

Motorcourt
below

Driveway
below

Roof Below
(For Reference only)

Sunken
Lounge

Bridge
below

T.O. Roof
Elev.+814.50'

T.O. Roof
Elev.+815.50'
Grade +785.74'
(Diff +29.76')

Grade +785.00'
(Diff +29.50')

T.O. Roof
Elev.+791.00'
Grade +768.00'
(Diff +23.00')

T.O. Roof
Elev.+805.50'
Grade +785.74'
(Diff +28.26')

T.O. Roof
Elev.+805.50'
Grade +781.06'
(Diff +24.44')

Grade +785.00'
(Diff +20.50')

T.O. Roof
Elev.+805.50'

T.O. Overhang
Elev.+804.50'
Grade +785.00'
(Diff +19.50')

Grade +778.86'
(Diff +26.64')

T.O. Roof
Elev.+805.50'

T.O. Roof
Elev.+791.00'
Grade +778.86'
(Diff +12.14')

T.O. Roof
Elev.+791.00'
Grade +774.50'
(Diff +16.50')

T.O. Roof
Elev.+791.00'
Grade +765.50'
(Diff +25.50')

Grade +790.20'
(Diff +25.30')

T.O. Roof
Elev.+815.50'

3'
-0

"'
O

ve
rh

an
g

8'-5"
Overhang

4'
-0

"
O

ve
rh

an
g

3'
-0

"'
O

ve
rh

an
g

3'
-0

"'
O

ve
rh

an
g

(E
) M

hp
a 

Li
ne

(P) MHPA Boundary
Line Adjustment
3,453 SQ FT

(E
) M

hp
a L

in
e

(P) MHPA Boundary
Line Adjustment
3,453 SQ FT

(P) MHPA Boundary
Line Adjustment
3,453 SQ FT

25'-0"Setback

7'
-0

1 2"
Se

tb
ac

k

7'
-0

1 2"
Se

tb
ac

k

Roof eaves can
encroach into setback
per 131.0461(1)

Roof eaves can
encroach into setback
per 131.0461(1)

Property Line

Pr
op

er
ty

 L
in

e

Property Line

Property Line

3'-1"Dedication

3'-1"Dedication

Property Line

Property Line

Roof

Roof

Roof

3'-0"
Overhang

Planter

Planter

Dn
1 2

1" Gap

6'-0"

in the Coastal Overlay Zone,

vertical surface area.

SHEET TITLE

REVISIONS

Marengo
Morton
Architects
7724 Girard Ave.
Second Floor
La Jolla, CA  92037
Tel. (858) 459-3769
Fax. (858) 459-3768
Michael Morton AIA
Claude Anthony Marengo DESA

S:
\P

ro
je

ct
s\

20
21

 P
ro

je
ct

s\
20

21
-2

2 
20

72
 V

ia
 C

as
a 

A
lta

\4
-A

ge
nc

y\
1-

C
oa

st
al

 P
ac

ka
ge

\4
. 4

th
 C

oa
st

al
 su

bm
itt

al
\4

. D
W

G
 a

nd
 P

D
F\

25
. 1

1.
21

.2
02

3\
A

05
1 

PR
O

PO
SE

D
 E

LE
V

A
TI

O
N

S.
dw

g 
 F

eb
 1

2,
20

24
-3

:4
6p

m

DATE

Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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only true contract documents of record.
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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alteration. Accordingly, all such documents are provided to the
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only true contract documents of record.
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Marengo Morton Architects, Inc. is providing, by agreement
with certain parties, materials stored electronically.  The parties
recognize that data, plans, specifications, reports, documents, or
other information recorded on or transmitted as electronic media
(including but not necessarily limited to "CAD documents") are

subject to undetectable alteration, either intentional or
unintentional, due to, among other causes, transmission,
conversion, media degradation, software error, or human

alteration. Accordingly, all such documents are provided to the
parties for informational purposes only and not as an end
product nor as a record document. Any reliance thereon is

deemed to be unreasonable and unenforceable.  The signed and
stamped hard copies with the wet signature of the Architect of
Record are the Architect's Instruments of Service and are the

only true contract documents of record.
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	Project NoName: Jade LJ, LLC
	Property Address: 2072 Via Casa Alta, La Jolla, CA 92037
	Applicant NameCo: Claude Anthony Marengo
	Contact Phone: 619-417-1111
	Contact Email: camarengo@gmail.com
	Was a consultant retained to complete this checklist: No
	Consultant Name: 
	Contact Phone_2: 
	Company Name: 
	Contact Email_2: 
	Acres: .77 Acre
	Residential indicate  of singlefamily units: On
	Residential indicate  of multifamily units: Off
	Commercial total square footage: Off
	Industrial total square footage: Off
	Other describe: Off
	1: 1
	2: 
	3: 
	4: 
	5: 
	TPA: No
	4  Provide a brief description of the project proposed: Proposal of a new 16,251 sqft (only 6,951 counted in FAR) 2 story over basement and accessory structure under pool, single dwelling unit on a vacant lot. Requesting a site development permit and coastal development permit.
	Zoning: Yes
	Land Use Consistency: Project meets the building envelope for development in an already urbanized area and is meeting all the criteria outline in the community plan and land development code. Project land is residential (RS-1-1) and designation is residential, density is low-density residential. Project is consistent with land use and zoning designations. The project is consistent with the Community Plan Land Use Designation because it is consistent with the underlying zoning designation because it is proposing one residence on the lot.
	Roofs: Yes
	Strategy 1: Project is proposing green roofs, energy efficient roofing materials as specified in the voluntary measures under California Green Building Standards Code.
	Plumbing: Yes
	Plumbing fixtures and fittings: All new plumbing fixtures and fittings are consistent with each of the requirements under Residential buildings listed above and the California Green Building Standard Code.
	EV: NA
	EV Charging: This strategy is not applicable because the project is a single- family residential project.
	Bicycle Parking: This is a single family residential unit.
	Bike: NA
	Shower: NA
	Shower Facilities: This is a residential project.
	Parking: NA
	Designated Parking: This is a residential project.
	TDM: NA
	Transportation Demand Management: This is a residential project.


