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INITIAL STUDY CHECKLIST 
 

 
1.  Project title/Project number:  Torrey Pines Golf Course Storm Drain Repair / 641683 
 
2.  Lead agency name and address:  City of San Diego, 1222 First Avenue, MS-501, San Diego, 

California  92101 
 
3.  Contact person and phone number:  Jeff Szymanski / (619) 446-5324  
 
4.  Project location:  Torrey Pines Golf Course (11480 North Torrey Pines Rd, La Jolla, CA 92037) 
 
5.  Project Applicant/Sponsor's name and address:  City of San Diego Public Works Department – 

Engineering and Capital Projects, Architectural Engineering and Parks Division 
 
6.  General/Community Plan designation:  The project site is designated for: Park land use by the 

University Community Plan and Park Open Space/Recreation by the General Plan.    
 
7.  Zoning:  Open Space (OP-1-1) 
 
8.  Description of project (Describe the whole action involved, including but not limited to, later phases of the project, 

and any secondary, support, or off-site features necessary for its implementation.):  
 

A SITE DEVELOPMENT PERMIT (SDP) and COASTAL DEVELOPMENT PERMIT (CDP) to allow for 
the replacement of a failing 18-inch diameter reinforced concrete pipe (RCP) storm drain 
with a new 42-inch diameter RCP segment at the North Course of the Torrey Pines Golf 
Course. An existing 18-inch diameter reinforced concrete pipe (RCP) storm drain currently 
discharges northwest of the 18th hole of the North Course into a canyon located west of the 
golf course. The previously existing storm drain outfall headwall and associated segment of 
upstream storm drain pipe have failed and subsequent erosion has created a near-vertical 
slope at the head of the canyon, resulting in a loss of land between the 12th and 13th holes.  

The Project proposes to abandon the existing 18-inch RCP storm drain pipe between the 
current outfall location and the existing cleanout located next to the 18th hole cart path. The 
project would then install 360 linear feet of 42-inch RCP from the cleanout northwards and 
westwards, and would discharge within the adjacent canyon slope, and north of the existing 
outfall. Much of the existing pipe would be removed and the remaining storm drain would 
be abandoned in place, capped and packed with flowable fill to minimize voids. In addition, 
cleanouts, a headwall and an energy dissipator would be installed along the new storm drain 
alignment.  

The new storm drain alignment occurs within slopes where the gradient is less than 50%, 
resulting in a smaller impact area than if the storm drain was replaced-in-place and would 
ease access for future maintenance operations. All disturbed areas would be recompacted 
and revegetated with turf (golf course) or native species (canyon) after construction is 
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complete. The portion of the golf cart path removed for construction would be replaced in-
kind.   

9. Surrounding land uses and setting: 
 

The Project is part of the existing Torrey Pines Golf Course, which was initially constructed in 
the late 1950s, and is bound by Torrey Pine State Natural Reserve to the north and west. The 
reserve is characterized by steep coastal bluffs; the Pacific Ocean lies further to the west. 
North Torrey Pines Road is located to the east separating the golf course from various 
corporate and technical centers including pharmaceutical laboratories and hotels.  

 
10.  Other public agencies whose approval is required (e.g., permits, financing approval, or participation agreement): 
 

Coastal Development Permit issued by the California Coastal Commission. 
 
11. Have California Native American tribes traditionally and culturally affiliated with the project area requested 

consultation pursuant to Public Resources Code section 21080.3.1? If so, has consultation begun? 
 

In accordance with the requirements of Assembly Bill (AB) 52, The City of San Diego sent 
notification to two Native American Tribes traditionally and culturally affiliated with the 
project and consultation was requested.  Please see Section XVII of the initial Study for more 
detail.  

 
Note: Conducting consultation early in the CEQA process allows tribal governments, lead agencies, and project 
proponents to discuss the level of environmental review, identify and address potential adverse impacts to tribal 
cultural resources, and reduce the potential for delay and conflict in the environmental review process. (See Public 
Resources Code section 21083.3.2.) Information may also be available from the California Native American Heritage 
Commission’s Sacred Lands File per Public Resources Code section 5097.96 and the California Historical Resources 
Information System administered by the California Office of Historic Preservation. Please also note that Public 
Resources Code section 21082.3(c) contains provisions specific to confidentiality. 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
 
The environmental factors checked below would be potentially affected by this project, involving at least one impact that is a 
"Potentially Significant Impact" as indicated by the checklist on the following pages. 
 

 Aesthetics   Greenhouse Gas   Population/Housing 
     Emissions 
 

 Agriculture and   Hazards & Hazardous  Public Services 
 Forestry Resources   Materials 
 

 Air Quality   Hydrology/Water Quality  Recreation 
 

 Biological Resources  Land Use/Planning   Transportation/Traffic 
 

 Cultural Resources   Mineral Resources   Tribal Cultural Resources 
 

 Geology/Soils   Noise    Utilities/Service System 
 
         Mandatory Findings Significance 
 
 
DETERMINATION: (To be completed by Lead Agency) 
 
On the basis of this initial evaluation: 
 

 The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE DECLARATION will 
be prepared. 

 
 Although the proposed project could have a significant effect on the environment, there will not be a significant 

effect in this case because revisions in the project have been made by or agreed to by the project proponent. A 
MITIGATED NEGATIVE DECLARATION will be prepared. 

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

is required. 
 

 The proposed project MAY have a “potentially significant impact” or “potentially significant unless mitigated” impact 
on the environment, but at least one effect (a) has been adequately analyzed in an earlier document pursuant to 
applicable legal standards, and (b) has been addressed by mitigation measures based on the earlier analysis as 
described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required. 

 
 Although the proposed project could have a significant effect on the environment, because all potentially significant 

effects (a) have been analyzed adequately in an earlier EIR or (MITIGATED) NEGATIVE DECLARATION pursuant to 
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or (MITIGATED) NEGATIVE 
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing 
further is required.   
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EVALUATION OF ENVIRONMENTAL IMPACTS: 
 
1) A brief explanation is required for all answers except “No Impact” answers that are adequately supported by the 

information sources a lead agency cites in the parentheses following each question. A “No Impact” answer is adequately 
supported if the referenced information sources show that the impact simply does not apply to projects like the one 
involved (e.g., the project falls outside a fault rupture zone). A “No Impact” answer should be explained where it is based 
on project specific factors as well as general standards (e.g., the project will not expose sensitive receptors to pollutants, 
based on a project-specific screening analysis.) 

 
2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well as 

project-level, indirect as well as direct, and construction as well as operational impacts. 
 
3) Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must 

indicate whether the impact is potentially significant, less than significant with mitigation, or less than significant. 
“Potentially Significant Impact” is appropriate if there is substantial evidence that an effect may be significant. If there are 
one or more “Potentially Significant Impact” entries when the determination is made, an EIR is required. 

 
4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the incorporation of mitigation 

measures has reduced an effect from “Potentially Significant Impact” to a “Less Than Significant Impact.” The lead agency 
must describe the mitigation measures, and briefly explain how they reduce the effect to a less than significant level 
(mitigation measures from “Earlier Analyses”, as described in (5) below, may be cross-referenced). 

 
5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been 

adequately analyzed in an earlier EIR or (mitigated) negative declaration. Section 15063(c)(3)(D). In this case, a brief 
discussion should identify the following: 

 
a. Earlier Analysis Used. Identify and state where they are available for review. 
 
b. Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and 

adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether such 
effects were addressed by mitigation measures based on the earlier analysis. 

 
c. Mitigation Measures. For effects that are “Less Than Significant With Mitigation Measures Incorporated”, 

describe the mitigation measures that were incorporated or refined from the earlier document and the extent 
to which they address site-specific conditions for the project. 

 
6) Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts 

(e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document should, where 
appropriate, include a reference to the page or pages where the statement is substantiated. 

 
7) Supporting Information Sources: A source list should be attached, and other sources used or individuals contacted 

should be cited in the discussion. 
 
8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should 

normally address the questions from this checklist that are relevant to a project’s environmental effects in whatever 
format is selected.  

 
9) The explanation of each issue should identify: 
 

a. The significance criteria or threshold, if any, used to evaluate each question; and 
 
b. The mitigation measure identified, if any, to reduce the impact to less than significant. 
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I.  AESTHETICS – Would the project:     

 a) Have a substantial adverse effect on a 
scenic vista? 

    

 
According to the University Community Plan coastal bluffs are the most scenic landform in the 
community and the plan emphasizes the preservation of scenic vistas. However, no designated view 
corridor exists within the boundary of the project.  
 
The proposed project includes minor re-contouring of existing grades of the Torrey Pines North Golf 
Course within the limits of the existing golf course (specifically at Holes 12, 13 and 18) and adjacent 
coastal canyon. However, the overall grade of the golf course would not change. No new or modified 
above-grade structures are proposed with this project except for the new headwall and energy 
dissipator. All existing trees and most of the existing landscaping would be preserved in place. All 
disturbed areas would be revegetated with turf grass and adjacent areas would be planted with 
native species that are compatible with the surrounding habitat. In addition, the project would not 
remove any existing protected or community designated trees. In summary, the north golf course 
would retain substantially the same appearance as currently exists. Therefore, the proposed project 
would have no significant impacts to public scenic vistas and no mitigation would be required. 
 

 b) Substantially damage scenic resources, 
including but not limited to, trees, rock 
outcroppings, and historic buildings 
within a state scenic highway? 

    

 
An objective of the Plan is to protect outstanding natural topography including Torrey Pines. While 
the golf course does contain Torrey Pines none of these trees would be impacted by the project.  In 
addition, the project would not damage any existing scenic rock outcroppings, or historic buildings 
(Refer to V.a.) as none of these features are located within the boundaries of the proposed project. 
Furthermore, the project site is not located near a state scenic highway. 
 

 c) Substantially degrade the existing visual 
character or quality of the site and its 
surroundings? 

    

 
See answer to I.a and I.b. above. 
 

 d) Create a new source of substantial light 
or glare that would adversely affect day 
or nighttime views in the area? 

    

 
The project does not include any new or modified light sources such as new or replacement street 
lights, and the project would not utilize highly reflective materials. In addition, no substantial sources 
of light would be generated during project construction, as construction activities would occur 
during daylight hours. The project would also be subject to the City's Outdoor Lighting Regulations 
per Municipal Code Section 142.0740. 
 

II. AGRICULTURAL AND FOREST RESOURCES: In determining whether impacts to agricultural resources are significant 
environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment 
Model (1997) prepared by the California Department of Conservation as an optional model to use in assessing 
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No evidence of cultural resources was encountered during that surveys.  However, due to the 
presence of recorded cultural resources within the golf course and the limited visibility encountered 
during the archaeological survey, the potential exists that subsurface buried cultural deposits may 
be present at the site. Based upon the potential to encounter buried archaeological deposits for 
archaeological and Native American monitoring of any earth-moving activities associated with the 
project is required.  
 
If unknown cultural resources or significant features are encountered during construction 
monitoring, the archaeological and Native American monitor will be authorized to temporarily divert 
ground disturbance in the area of discovery until the significance and the appropriate mitigation 
measures are determined. If human remains are discovered, work shall halt in that area and the 
procedures set forth in the California Public Resources Code (Sec. 5097.98) and State Health and 
Safety Code (Sec. 7050.5) will be followed. With the implementation of construction monitoring, 
impacts would be reduced to below a level of significance. The above referenced mitigation and 
monitoring measures are described in greater detail under Section V of this MND. 
 
Built Environment 
A Historical Resources Technical Report for the Torrey Pines Golf Course was prepared by ASM 
Affiliates (April 2014). This report concluded that the North Course is eligible for the California 
Register of Historical Resources designation. The proposed project is an underground storm drain 
repair and the golf course would be restored to preconstruction conditions. No changes to the 
course itself are proposed. Therefore, the impact would be less than significant.  
 

 b) Cause a substantial adverse change in 
the significance of an archaeological 
resource pursuant to §15064.5? 

    

 
Refer to V.a. 
 

 c) Directly or indirectly destroy a unique 
paleontological resource or site or 
unique geologic feature? 

    

 
A Geotechnical Investigation Report and Addendum was prepared by Kleinfelder (July 2019) for the 
Torrey Pines Golf Course Storm Drain Repair Project. According to this report, the regional geologic 
map identifies very old paralic deposits (closely associated with the Linda Vista formation) underlain 
by the Scripps formation and Ardath Shale bedrock material at the project site. The subsurface 
investigation performed encountered shallow fill materials underlain by the very old paralic 
deposits. The Scripps formation and Ardath Shale were not encountered during geotechnical work; 
however, the Scripps formation was observed at the exposed surfaces of the canyon sidewalls 
directly below the very old paralic deposits approximately 25 to 30 feet below the upper edge of the 
canyon. The City of San Diego Land Development Manual General Grading Guidelines for 
Paleontological Resources indicated that these geologic formations have a high potential for the 
discovery of paleontological resources.   
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San Diego Municipal Code Section 142.0501 (Paleontological Resources Requirements for Grading 
Activities) requires paleontological monitoring for grading that involves 1,000 cubic yards or greater 
and 10 feet or greater in depth, in a High Resource Potential Geologic Deposit/Formation/Rock Unit, 
or grading on a fossil recovery site.  
 
However, the proposed project would not exceed 1,000 cubic yards of excavation at 10 feet or 
greater in depth and thus impacts would be less than significant. 
 

 d) Disturb and human remains, including 
those interred outside of dedicated 
cemeteries? 

    

 
No cemeteries, formal or informal, have been identified on or adjacent to the project site. While 
there is a possibility of encountering human remains during subsequent project construction 
activities, if remains are found monitoring would be required. In addition, per CEQA Section 
15064.5(e), the California Public Resources Code (Sec. 5097.98) and State Health and Safety Code 
(Sec. 7050.5), if human remains are discovered during construction, work would be required to halt 
in that area and no soil would be exported off-site until a determination could be made regarding 
the provenance of the human remains via the County Coroner and other authorities as required. 
 

VI. GEOLOGY AND SOILS – Would the project:  
 
 a) Expose people or structures to potential substantial adverse effects, including the risk of loss, injury, or death 

involving: 
 
  i) Rupture of a known earthquake 

fault, as delineated on the most 
recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the 
State Geologist for the area or 
based on other substantial 
evidence of a known fault? Refer to 
Division of Mines and Geology 
Special Publication 42. 

    

 
 
A Geotechnical Investigation Report and Addendum was prepared by Kleinfelder (July 2019) for the 
Torrey Pines Golf Course Storm Drain Repair Project. No known faults have been identified and  
potential impacts in this category based on regional geologic hazards would not be significant.  
 

  ii) Strong seismic ground shaking?     

 
The report concluded that impacts associated with seismic settlement and other geologic risks are  
low due to the dense nature of the underlying geologic formation.   In addition, the project would be 
required to utilize proper engineering design and standard construction practices to ensure that the 
potential for impacts from ground shaking would be below a level of significance. 
 
 
 

  iii) Seismic-related ground failure, 
including liquefaction? 
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The report concluded that seismically-induced liquefaction are considered low. Additionally, 
according to the City of San Diego General Plan EIR, sites underlain by relatively loose, saturated 
deposits of fill, such as those found along the San Diego Bay, Mission Valley, and Downtown San 
Diego are susceptible to liquefaction. The project site is not located in these areas. the project does 
not propose changes to the current use of the site, nor the addition of habitable structures which 
would expose more people to seismic-related ground failure, including liquefaction. No impact 
would occur. 
 

  iv) Landslides?     

 
See VI.a. above. Per the Geotechnical Investigation Report and Addendum for the Torrey Pines Golf 
Course Storm Drain Repair Project (Kleinfelder July 2019), the geology of the project site consists of 
Ardath Shale and Scripps formations overlain by old paralic deposits, which are comprised of 
marine, estuarine, and delta deposits. Ardath Shale and Scripps Formation are sedimentary rocks 
that may contain planes of weakness. Based on the City of San Diego General Plan EIR (City 2008), 
the coastal bluffs in the Torrey Pines area "have experienced sizeable landslides where over-
steepening of the sea cliff has resulted in unstable conditions." According to the Geotechnical 
Report, abandonment of the 18-inch storm drain will arrest head-ward erosion of the coastal canyon 
adjacent to Hole 12 and Hole 13 of the Torrey Pines Golf Course North Course. The surrounding 
canyon walls are marginally stable and would continue to be subject to natural block failures. 
Stabilization of the adjacent coastal canyon was beyond the scope of this project. Thus, impacts 
would be less than significant.  
 

 b) Result in substantial soil erosion or the 
loss of topsoil? 

    

 
Refer to VI.a. The project impact area would be recontoured and revegetated post-construction to 
prevent erosion. In addition, the project would involve grading activities within the existing Torrey 
Pines Golf Course. Such activities have the potential to cause erosion and the downstream transport 
of sediment (sedimentation). These potential impacts would be addressed through conformance 
with City Storm Water Standards including the preparation and implementation of an approved 
water pollution control plan (WPCP) outlining the use of appropriate erosion and sediment control 
Best Management Practices. Based on the implementation of appropriate erosion and sediment 
control measures as part of an approved WPCP, potential impacts related to erosion and 
sedimentation hazards from the project would be less than significant. 
 

 c) Be located on a geologic unit or soil 
that is unstable, or that would become 
unstable as a result of the project, and 
potentially result in on- or off-site 
landslide, lateral spreading, subsidence, 
liquefaction or collapse? 

    

 
Refer to VI.a. and b. In addition, no grading is proposed beyond the limits of the proposed storm 
drain repair, therefore, the existing setback between the edge of the coastal canyon and the golf 
course would be maintained. Furthermore, proper engineering design and utilization of standard 
construction practices would ensure that the potential impacts would be less than significant. 
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 d) Be located on expansive soil, as defined 

in Table 18-1-B of the Uniform Building 
Code (1994), creating substantial risks 
to life or property? 

    

 
Refer to VI.a. 
 

 e) Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative waste water disposal 
systems where sewers are not available 
for the disposal of waste water? 

    

 
Refer to VI.a. In addition, no septic or alternative wastewater systems are proposed since the scope 
of the project is solely storm drain repair.  
 

VII.  GREENHOUSE GAS EMISSIONS – Would the project: 
 
 a) Generate greenhouse gas emissions, 

either directly or indirectly, that may 
have a significant impact on the 
environment? 

    

 
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).  
 
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 using 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. 
 
Under Step 1 of the CAP Checklist the proposed project is consistent with the existing General Plan 
and Community Plan land use designations, and zoning designations for the project site because 
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these open space, residential and recreation designations allow the existing golf course use and the 
repair of associated utilities, including storm drains. Therefore, the proposed project is consistent 
with the growth projections and land use assumptions used in the CAP. 
 
Furthermore, completion of the Step 2 of the CAP Checklist for the project demonstrates that the 
CAP strategies for reduction in GHG emissions are not applicable to the project because it is a storm 
drain repair project with no proposed new habitable structures, and does not require a building 
permit or certificate of occupancy. Therefore, the project has been determined to be consistent with 
the City of San Diego Climate Action Plan, would result in a less than significant impact on the 
environment with respect to Greenhouse Gas Emissions, and further GHG emissions analysis and 
mitigation would not be required. 
 

 b) Conflict with an applicable plan, policy, 
or regulation adopted for the purpose 
of reducing the emissions of 
greenhouse gases? 

    

 
Refer to VII.a. 
 

VIII. HAZARDS AND HAZARDOUS MATERIALS – Would the project: 
 
 a) Create a significant hazard to the public 

or the environment through routine 
transport, use, or disposal of hazardous 
materials? 

    

 
Construction of the project may require the use of hazardous materials (e.g. fuels, lubricants, 
solvents, etc.) which would require proper storage, handling, use and disposal. Construction 
specifications would include requirements for the contractor regarding where routine handling or 
disposal of hazardous materials could occur and what measures to implement in the event of a spill 
from equipment. Compliance with contract specifications would ensure that potential hazards are 
minimized to below a level of significance. 
 

 b) Create a significant hazard to the public 
or the environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment? 

    

 
Although unlikely construction of the project may have the potential to encounter hazardous 
materials due to the presence of Leaking Underground Storage Tank (LUST) cleanup sites, permitted 
UST’s, or other contaminated sites located within 1,000 feet of the project alignment; however, in the 
event that construction activities encounter underground contamination, the contractor would be 
required to implement section 803 of the City’s “WHITEBOOK” for “Encountering or Releasing 
Hazardous Substances or Petroleum Products” of the City of San Diego Standard Specifications for 
Public Works Construction which is included in all construction documents and would ensure the 
proper handling and disposal of any contaminated soils in accordance with all applicable local, state, 
and federal regulations. Compliance with these requirements would minimize the risk to the public 
and the environment; therefore, impacts would remain less than significant. 
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 c) Emit hazardous emissions or handle 

hazardous or acutely hazardous 
materials, substances, or waste within 
one-quarter mile of an existing or 
proposed school? 

    

 
There are no schools located within one-quarter mile of the project site; therefore, no such hazards 
would result. No impact would occur. 
 

 d) Be located on a site which is included 
on a list of hazardous materials sites 
compiled pursuant to Government 
Code section 65962.5 and, as a result, 
would it create a significant hazard to 
the public or the environment? 

    

 
See VIIIa-c above. 
 

 e) For a project located within an airport 
land use plan or, where such a plan has 
not been adopted, within two mile of a 
public airport or public use airport, 
would the project result in a safety 
hazard for people residing or working 
in the project area? 

    

 
The project site is not located within an airport land use plan or within two miles of a public airport 
or public use airport. Marine Corps Air Station (MCAS) Miramar is located approximately 5 miles 
southeast of the project site. The federal Department of Defense has established Accident Potential 
Zones (APZs) for the air station. The established APZs define the areas that would be more likely to 
be affected by aircraft accidents. The project site is not located within any APZs for MCAS Miramar. 
Therefore, the project would not increase aircraft safety hazards and no safety hazards associated 
with flight activity have been identified. Accordingly, the project would not result in a safety hazard 
for people residing or working in the project area. No impact would occur. 
 

 f) For a project within the vicinity of a 
private airstrip, would the project result 
in a safety hazard for people residing 
or working in the project area? 

    

 
Torrey Pines Gliderport is located approximately one mile south of the project site. The proposed 
project would not result in a change of existing uses at the site, following completion of the 
proposed improvements. The project would not result in a safety hazard associated with a private 
airstrip or private airport for the people residing or working in the project area. No impact would 
occur.  
 

 g) Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency 
evacuation plan? 
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The proposed project does not include changes to the existing access to Torrey Pines Golf Course. 
As such, the proposed project would not impair implementation of, or physically interfere with an 
adopted emergency response plan or emergency evacuation plan. No impact would occur. 
 

 h) Expose people or structures to a 
significant risk of loss, injury or death 
involving wildland fires, including 
where wildlands are adjacent to 
urbanized areas or where residences 
are intermixed with wildlands? 

    

 
The Torrey Pines Golf Course is in a Very High Fire Hazard Severity Zone. The golf course functions 
as a single, large firebreak in the project vicinity. The proposed improvements would not 
significantly alter the overall vegetation on the Torrey Pines Golf Course, and the golf course would 
continue to function as a firebreak in the area. Additionally, the project would not significantly alter 
the amount of people utilizing the Torrey Pines Golf Course nor would it introduce new structures. 
As such, impacts associated with the wildland fires would be less than significant. 
 

IX. HYDROLOGY AND WATER QUALITY  - Would the project: 
 
 a) Violate any water quality standards or 

waste discharge requirements? 
    

 
The project area is less than one acre and would therefore not be subject to the Statewide General 
NPDES permit for Storm Water Discharges also referred to as the Construction General Permit. The 
project would require the development and implementation of a Water Pollution Control Plan 
(WPCP) during construction to outline the best management practices that will be implemented to 
control erosion and unauthorized discharges of runoff. Potential water quality impacts would be 
avoided or reduced to less than significant levels through conformance with the WPCP and the City's 
Storm Water Standards. 
 

 b) Substantially deplete groundwater 
supplies or interfere substantially with 
groundwater recharge such that there 
would be a net deficit in aquifer volume 
or a lowering of the local groundwater 
table level (e.g., the production rate of 
pre-existing nearby wells would drop to 
a level which would not support 
existing land uses or planned uses for 
which permits have been granted)? 

    

 
The project does not use groundwater, nor would it create new impervious surfaces that would 
interfere with groundwater recharge. 
 

 c) Substantially alter the existing drainage 
pattern of the site or area, including 
through the alteration of the course of 
a stream or river, in a manner, which 
would result in substantial erosion or 
siltation on- or off-site?  
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Currently, runoff from the project site discharges into the existing canyons situated at the westerly 
boundary of the site and ultimately discharge into the Pacific Ocean. The existing drainage outfall 
between hole 12 and Hole 13 of the North Course has failed and is causing erosion within the 
canyon adjacent to the golf course. The project would not substantially alter the existing drainage 
pattern of the project site; rather, the project would upgrade existing drainage to meet the needs of 
the existing development. The relocation of the storm drain and outfall to an adjacent portion of the 
canyon where the slopes are generally less than 2:1 as well as appropriately sized pipes, headwalls, 
and energy dissipation will reduce the impacts of erosion at the current outfall location and reduce 
future erosion within the canyon. Therefore, impacts associated with alteration of the existing 
drainage pattern of the site would be less than significant. 
 

 d) Substantially alter the existing drainage 
pattern of the site or area, including 
through the alteration of the course of 
a stream or river, or substantially 
increase the rate or amount of surface 
runoff in a manner, which would result 
in flooding on- or off-site? 

    

 
Refer to IX.c. The project would repair an existing storm drain and would not result in an increased 
rate of the amount of surface runoff that would result in flood on- or off-site.  
 

 e) Create or contribute runoff water, 
which would exceed the capacity of 
existing or planned stormwater 
drainage systems or provide 
substantial additional sources of 
polluted runoff? 

    

 
Refer to IX.c. The project would not result in an increase in runoff. The project includes the upsizing 
of the existing storm drain system and upgrades to meet current City Storm Water Standards. The 
project would be required to comply with all local and regional storm water quality standards during 
construction using approved Best Management Practices, which would ensure that water quality is 
not degraded.  
 

 f) Otherwise substantially degrade water 
quality? 

    

 
Refer to IX.c and IXe. 
 

 g) Place housing within a 100-year flood 
hazard area as mapped on a federal 
Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood 
hazard delineation map? 

    

 
The project does not proposed any housing nor is it located within a 100-year flood hazard area.  
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 h) Place within a 100-year flood hazard 
area, structures that would impede or 
redirect flood flows? 

    

 
The project is not located within a 100-year flood hazard area.  
 

X. LAND USE AND PLANNING – Would the project:   
 
 a) Physically divide an established 

community? 
    

 
The project would involve repair of a storm drain at an existing golf course and would not introduce 
new features that could divide an established community. 
 

 b) Conflict with any applicable land use 
plan, policy, or regulation of an agency 
with jurisdiction over the project 
(including but not limited to the general 
plan, specific plan, local coastal 
program, or zoning ordinance) adopted 
for the purpose of avoiding or 
mitigating an environmental effect? 

    

 
The project would involve improvements to an existing golf course and would be consistent with all 
applicable land use plans, policies, or regulations of an agency with jurisdiction over the project and 
would not conflict with any land use plans. 
 

 c) Conflict with any applicable habitat 
conservation plan or natural 
community conservation plan? 

    

 
Refer to IV. The project would not conflict with any local, regional, or state habitat conservation 
plans, including the MSCP City of San Diego Subarea Plan. Biological resource delineation, biological 
resource monitoring, and contractor education would be conditions of approval of the project’s site 
development permit which would avoid any indirect impacts to surrounding sensitive biological 
resources.  
 

XI. MINERAL RESOURCES – Would the project: 
 
 a) Result in the loss of availability of a 

known mineral resource that would be 
of value to the region and the residents 
of the state? 

    

 
The areas around the proposed project alignment are not being used for the recovery of mineral 
resources and are not designed by the General Plan or other local, state, or federal land use plan for 
mineral resources recovery; therefore, the project would not result in the loss of mineral resources. 
 

 b) Result in the loss of availability of a 
locally important mineral resource 
recovery site delineated on a local 
general plan, specific plan or other land 
use plan? 
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Refer to X.e. 
 

XII. NOISE – Would the project result in: 
 

    

 a) Generation of, noise levels in excess of 
standards established in the local 
general plan or noise ordinance, or 
applicable standards of other agencies? 

    

 
The project would not result in the generation of operational noise levels more than existing 
standards or existing ambient noise levels near the project. 
 

 b) Generation of, excessive ground borne 
vibration or ground borne noise levels? 

    

 
The project would not result in the generation of operational ground borne vibration or noise levels 
more than existing standards or ambient levels. 
 

 c) A substantial permanent increase in 
ambient noise levels in the project 
vicinity above levels existing without 
the project? 

    

 
Refer to XII.a-b. 
 

 d) A substantial temporary or periodic 
increase in ambient noise levels in the 
project vicinity above existing without 
the project?  

    

 
The proposed improvements to an existing golf course would result in construction noise, but would 
be temporary in nature; in addition, the project is required to comply with the San Diego Municipal 
Code, Chapter 5, Article 9.5, (§59.5.0404 Construction Noise). This section specifies that it is unlawful 
for any person, between the hours of 7:00 p.m. of any day and 7:00 a.m. of the following day, or on 
legal holidays (with exception of Columbus Day and Washington’s Birthday), or on Sundays, to erect, 
construct, demolish, excavate for, alter or repair any building or structure in such a manner as to 
create disturbing, excessive or offensive noise. In addition, the project would be required to conduct 
any construction activity to not cause, at or beyond the property lines of any property zoned 
residential, an average sound level greater than 75 decibels during the 12–hour period from 7:00 
a.m. to 7:00 p.m. 
 

 e) For a project located within an airport 
land use plan, or, where such a plan 
has not been adopted, within two miles 
of a public airport or public use airport 
would the project expose people 
residing or working in the area to 
excessive noise levels? 

    

 
The project site is not located within and airport land use plan or within two miles of a public airport.  
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 f) For a project within the vicinity of a 

private airstrip, would the project 
expose people residing or working in 
the project area to excessive noise 
levels? 

    

 
Torrey Pines Gliderport is located approximately one mile south of the project site. The project 
would not result in change of existing uses at the site, following completion of the improvements. 
The project would not result in the exposure of persons to excessive noise levels associated with the 
Torrey Pines Gliderport or any private airstrip. No impact would occur. 
 

XIII. POPULATION AND HOUSING – Would the project: 
 
 a) Induce substantial population growth in 

an area, either directly (for example, by 
proposing new homes and businesses) 
or indirectly (for example, through 
extension of roads or other 
infrastructure)? 

    

 
The project scope does not include the construction of new or extended roads, or new homes and 
businesses. The project would make repairs to an existing drainage system within the golf course 
and will be upsized to meet current demand, not future use. The storm drain improvement would 
solely bring the storm drain up to current standards and would not facilitate future development.  
 

 b) Displace substantial numbers of 
existing housing, necessitating the 
construction of replacement housing 
elsewhere?  

    

 
No such displacement would result. There is no existing housing within the boundaries of the 
proposed project. 
 

 c) Displace substantial numbers of 
people, necessitating the construction 
of replacement housing elsewhere?  

    

 
No such displacement would result. There is no existing housing or residents within the boundaries 
of the project. 
 

XIV. PUBLIC SERVICES   
 

    

 a) Would the project result in substantial adverse physical impacts associated with the provisions of new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable service 
rations, response times or other performance objectives for any of the public services:  

 
  i) Fire protection     

 
The project would not result in adverse physical impacts of fire facilities or adversely affect existing 
levels of fire services. 
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  ii) Police protection     

 
The project would not affect existing levels of police protection service and would not require the 
construction or expansion of a police facility. 
 

  iii) Schools     

 
The project would not affect existing levels of public services and would not require the construction 
or expansion of a school facility. 
 

  iv) Parks     

 
The project would not affect existing levels of public services and would not require the construction 
or expansion of a park facility. 
 

  v) Other public facilities     

 
The project would not affect existing levels of public services; therefore, no new or altered 
government facilities would be required. 
 

XV. RECREATION  
 

    

 a) Would the project increase the use of 
existing neighborhood and regional 
parks or other recreational facilities 
such that substantial physical 
deterioration of the facility would occur 
or be accelerated? 

    

 
The project would not adversely affect the availability of and/or need for new or expanded 
recreational resources. 
 

 b) Does the project include recreational 
facilities or require the construction or 
expansion of recreational facilities, 
which might have an adverse physical 
effect on the environment? 

    

 
Refer to XV.a. The project proposes storm drain repair on an existing public golf course, but would 
not require the construction or expansion of the existing golf course or other recreation facilities. 
 

XVI. TRANSPORTATION/TRAFFIC – Would the project? 
 
 a) Conflict with an applicable plan, 

ordinance or policy establishing 
measures of effectiveness for the 
performance of the circulation system, 
taking into account all modes of 
transportation including mass transit 
and non-motorized travel and relevant 
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components of the circulation system, 
including but not limited to 
intersections, streets, highways and 
freeways, pedestrian and bicycle paths, 
and mass transit? 

 
The project does not include new, traffic-generating components. The project also does not propose 
changes to the access points at Torrey Pines Golf Course and thus, would not be expected to affect 
circulation and/or access in the project vicinity. While construction activities would likely generate a 
small number of trips associated with construction equipment and worker vehicles, these trips 
would be limited to the construction period, and would not be considered substantial in relation to 
the existing traffic load in the project vicinity. For these reasons, impacts associated with applicable 
plans, ordinances, or policies intended to accommodate the flow of traffic would be less than 
significant. 
 

 b) Conflict with an applicable congestion 
management program, including, but 
not limited to level of service standards 
and travel demand measures, or other 
standards established by the county 
congestion management agency for 
designated roads or highways? 

    

 
As discussed in response XVI(a), above, the project would not generate new traffic at the project site 
over the long-term, and thus, would not conflict with an applicable congestion management 
program or conflict with existing parking requirements established as part of the University 
Community Plan and North City Local Coastal Program. Impacts would be less than significant. 
 

 c) Result in a change in air traffic patterns, 
including either an increase in traffic 
levels or a change in location that 
results in substantial safety risks? 

    

 
The proposed project involves the repair of an existing drainage system on a golf course and will not 
have any impact on air traffic patterns.  
 

 d) Substantially increase hazards due to a 
design feature (e.g., sharp curves or 
dangerous intersections) or 
incompatible uses (e.g., farm 
equipment)? 

    

 
The project does not propose any improvements to surrounding roadways or changes to the 
existing land use.  
 

 e) Result in inadequate emergency access?     

 
Construction of the proposed project would not affect circulation or emergency access within the 
golf course or on surrounding public streets. 
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 f) Conflict with adopted policies, plans, or 
programs regarding public transit, 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities? 

    

 
The proposed project involves repair of an existing utility (storm drain) on a golf course and will not 
impact public transit, bicycle, or pedestrian facilities.  
 

XVII.  TRIBAL CULTURAL RESOURCES – Would the project cause a substantial adverse change in the significance of a tribal 
cultural resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is 
geographically defined in terms of the size and scope of the landscape, sacred place, or object with cultural value to a 
California Native American tribe, and that is: 
 
 a) Listed or eligible for listing in the 

California Register of Historical 
Resources, or in a local register of 
historical resources as defined in Public 
Resources Code section 5020.1(k), or 

    

 
The project site is not listed nor is it eligible for listing in the California Register of Historical 
Resources, or in a local register of historical resources as defined in Public Resources Code section 
5020.1 (k).  In addition, please see section V(a) of the Initial Study.    
 

 b) A resource determined by the lead 
agency, in its discretion and supported 
by substantial evidence, to be 
significant pursuant to criteria set forth 
in subdivision (c) of Public Resources 
Code section 5024.1. In applying the 
criteria set forth in subdivision (c) of 
Public Resource Code section 5024.1, 
the lead agency shall consider the 
significance of the resource to a 
California Native American tribe. 

    

 
In accordance with the requirements of Assembly Bill (AB) 52, The City of San Diego sent notification 
to two Native American Tribes traditionally and culturally affiliated with the project area on July 17, 
2019. Both the Iipay Nation of Santa Ysabel and the Jamul Indian Village requested consultation 
within the 30-days.  
 
The purpose of the consultation is to determine if the project could impact Tribal Cultural Resources 
(TCR). TCRs include sites, features, places, cultural landscapes, and sacred places or objects that 
have cultural value or significance to a Native American Tribe. TCRs also include “non-unique 
archaeological resources” that, instead of being important for “scientific” value as a resource, can 
also be significant because of the sacred and/or cultural tribal value of the resources. Tribal 
representatives are considered experts appropriate for providing substantial evidence regarding the 
locations, types, and significance of tribal cultural resources within their rationally and cultural 
affiliated geographic area.  
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Through the AB 52 consultation process A Tribal Representative from Santa Ysabel determined that 
the project should be re surveyed with a Native American monitor. The second  survey  was 
conducted with a representative from Santa Ysabel on July 22nd (Spindrift Archaeological Consulting, 
July 2019). After the survey it was concluded that TCRs were not located within the project site. 
However, due the project’s location within this sensitive area it was determined that impacts could 
occur to buried archaeological deposits or TCRs. The inclusion of archaeological and Native 
American monitoring as a mitigation requirement would reduce impacts under this category to 
below a level of significance. The Iipay Nation of Santa Ysabel and the Jamul Indian Village both 
identified no further work was required and consultation concluded on July 24, 2019.   

 
XVIII. UTILITIES AND SERVICE SYSTEMS – Would the project:  
 
 a) Exceed wastewater treatment 

requirements of the applicable 
Regional Water Quality Control Board? 

    

 
Construction of the proposed storm drain repair would not substantially alter the generation of 
wastewater from the project site and would comply with all local and regional wastewater and storm 
water regulations. Therefore, the project would not exceed the requirements of the Regional Quality 
Control Board. 
 

 b) Require or result in the construction of 
new water or wastewater treatment 
facilities or expansion of existing 
facilities, the construction of which 
could cause significant environmental 
effects? 

    

 
Construction of the proposed storm drain repair would not affect the water or wastewater systems 
at the project site. 
 

 c) Require or result in the construction of 
new storm water drainage facilities or 
expansion of existing facilities, the 
construction of which could cause 
significant environmental effects? 

    

 
The project proposes repair of an existing storm drain system which includes the upsizing and 
relocation of the existing utility to meet current demand and reduce erosion at the project site. The 
repair of the storm drain would not trigger the need for new drainage facilities and would not 
substantially alter the existing drainage system. Routine maintenance and periodic upgrades of the 
facility would be expected to occur over time but would not be expected to result in significant 
environmental impacts.  
 

 d) Have sufficient water supplies available 
to serve the project from existing 
entitlements and resources, or are new 
or expanded entitlements needed? 

    

 
Construction of the proposed project would not increase the demand for water.  

Long-Term Maintenance and Monitoring for Torrey Pines Golf Course 
Project No. K-23-2138-SLS-1

140 | Page



Issue 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 

36 

 
 e) Result in a determination by the 

wastewater treatment provider which 
serves or may serve the project that it 
has adequate capacity to serve the 
project’s projected demand in addition 
to the provider’s existing 
commitments? 

    

 
Refer to VIII.a and VIIIb.  
 

 f) Be served by a landfill with sufficient 
permitted capacity to accommodate 
the project’s solid waste disposal 
needs?  

    

 
Construction of the project would generate minimal waste. Project waste would be disposed of in 
accordance with all applicable local and state regulations pertaining to solid waste including the 
permitted capacity of the landfill serving the project area. Demolition or construction materials 
which can be recycled shall comply with the City’s Construction and Demolition Debris Ordinance. 
Operation of the project would not generate additional waste beyond that of the existing golf 
course, and, therefore, would not affect the permitted capacity of the landfill serving the project 
area. 
 

 g) Comply with federal, state, and local 
statutes and regulation related to solid 
waste? 

    

 
Refer to XVII.f. Any solid waste generated during construction related activities would be recycled or 
disposed of in accordance with all applicable local, state and federal regulations. 
 

XIX. MANDATORY FINDINGS OF SIGNIFICANCE –  
 
 a) Does the project have the potential to 

degrade the quality of the environment, 
substantially reduce the habitat of a 
fish or wildlife species, cause a fish or 
wildlife population to drop below self-
sustaining levels, threaten to eliminate 
a plant or animal community, reduce 
the number or restrict the range of a 
rare or endangered plant or animal or 
eliminate important examples of the 
major periods of California history or 
prehistory? 

    

 
The project will impact 0.08 acre of southern maritime chaparral, a Tier I sensitive habitat as defined 
by the City’s Biology Guidelines and Land Development Code. Per the City’s significance thresholds, 
impacts less than 0.10 acre are not considered significant and do not require mitigation. Biological 
resource protection measures including resource delineation, biological monitoring, and contractor 
education are required as conditions of approval for the project’s Site Development Permit. The 
proposed project is not located within or adjacent to the Multi-Habitat Planning Area (MHPA) and is 
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consistent with the City’s MSCP Subarea Plan.  Thus, direct and potential indirect impacts to sensitive 
biological resources would be less than significant.  With respect to cultural resources, mitigation 
measures for potential impacts to archaeological and tribal cultural resources are identified in 
Section V of the MND and would reduce potential impacts to a less than significant level. Historical 
built environmental resources would not be significantly impacted by the project as stated in the 
Initial Study.  
 

 b) Does the project have impacts that are 
individually limited but cumulatively 
considerable (“cumulatively 
considerable” means that the 
incremental effects of a project are 
considerable when viewed in 
connection with the effects of past 
projects, the effects of other current 
projects, and the effects of probable 
future projects)? 

    

 
The City of San Diego MSCP Subarea Plan addresses cumulative impacts on biological resources 
throughout San Diego. Protection of biological resources during construction would be conditions of 
approval for the site development permit and thus the project is consistent with the Subarea Plan. 
As a result, project implementation would not result in any individually limited, but cumulatively 
significant impacts to these resources. Based on the project’s consistency with the Climate Action 
Plan it would not result in cumulatively considerable environmental impacts relative to greenhouse 
gas emissions.  
 
Furthermore, when considering all potential environmental impacts of the proposed project, 
including impacts identified as less than significant in the Initial Study Checklist, together with the 
impacts of other present, past, and reasonably foreseeable future projects, there would not be a 
cumulatively considerable impact on the environment with the mitigation and monitoring measures 
identified in Section V of the MND incorporated into the proposed 
project. 
 

 c) Does the project have environmental 
effects that will cause substantial 
adverse effects on human beings, 
either directly or indirectly?  

    

 
As evidenced by the Initial Study Checklist, no substantial adverse effects on human beings, either 
indirectly or directly, would occur because of project implementation. 
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INITIAL STUDY CHECKLIST 
REFERENCES 

 
 
I. Aesthetics / Neighborhood Character 

 City of San Diego General Plan 
 Community Plans:  University Community Plan 

 
II. Agricultural Resources & Forest Resources 

 City of San Diego General Plan 
      U.S. Department of Agriculture, Soil Survey - San Diego Area, California, Part I and II, 1973 
      California Agricultural Land Evaluation and Site Assessment Model (1997) 
      Site Specific Report:      

 
III. Air Quality 

  California Clean Air Act Guidelines (Indirect Source Control Programs) 1990 
  Regional Air Quality Strategies (RAQS) - APCD 
     Site Specific Report: 

 
IV. Biology 

       City of San Diego, Multiple Species Conservation Program (MSCP), Subarea Plan, 1997 
     City of San Diego, MSCP, "Vegetation Communities with Sensitive Species and Vernal Pools" 

Maps, 1996 
   City of San Diego, MSCP, "Multiple Habitat Planning Area" maps, 1997 
       Community Plan - Resource Element 
      California Department of Fish and Game, California Natural Diversity Database, "State and 

Federally-listed Endangered, Threatened, and Rare Plants of California," January 2001 
      California Department of Fish and Game, California Natural Diversity Database, "State and 

Federally-listed Endangered and Threatened Animals of California, "January 2001 
  City of San Diego Land Development Code Biology Guidelines 
 Site Specific Report:  Biological Technical Report for the Torrey Pines Golf Course Storm 

Drain Repair Project, San Diego California, prepared by Alden Environmental, Inc., July 2019.  
 
V. Cultural Resources (includes Historical Resources and Built Environment) 

  City of San Diego Historical Resources Guidelines 
      City of San Diego Archaeology Library 
      Historical Resources Board List 
      Community Historical Survey: 
      Site Specific Report:  Cultural Resources Inventory Report for the Torrey Pines Golf Course 

Storm Drain Outfall Repair Project, San Diego California, prepared by Spindrift 
Archaeological Consulting, LLC, July 2019; Historical Resources Technical Report for Torrey 
Pines Golf Course, San Diego California, prepared by ASM Affiliates, April 2014.  

 
VI. Geology/Soils 

     City of San Diego Seismic Safety Study 
     U.S. Department of Agriculture Soil Survey - San Diego Area, California, Part I and II, 

December 1973 and Part III, 1975 
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      Site Specific Report:  Report of Geotechnical Investigation Storm Drain Improvements Torrey 
Pines Golf Course, San Diego California, prepared by Kleinfelder, July 25 2019  

 
VII. Greenhouse Gas Emissions 

    Site Specific Report:  
 
VIII. Hazards and Hazardous Materials 

      San Diego County Hazardous Materials Environmental Assessment Listing 
       San Diego County Hazardous Materials Management Division 
       FAA Determination 
       State Assessment and Mitigation, Unauthorized Release Listing, Public Use Authorized 
       Airport Land Use Compatibility Plan 
       Site Specific Report:   

 
IX. Hydrology/Water Quality 

       Flood Insurance Rate Map (FIRM) 
      Federal Emergency Management Agency (FEMA), National Flood Insurance Program-Flood 

Boundary and Floodway Map 
       Clean Water Act Section 303(b) list, http://www.swrcb.ca.gov/tmdl/303d_lists.html 
    Site Specific Report:   

 
X. Land Use and Planning 

       City of San Diego General Plan 
       Community Plan 
      Airport Land Use Compatibility Plan 
       City of San Diego Zoning Maps 
       FAA Determination:   
       Other Plans: 

 
XI. Mineral Resources 

      California Department of Conservation - Division of Mines and Geology, Mineral Land 
Classification 

      Division of Mines and Geology, Special Report 153 - Significant Resources Maps 
 City of San Diego General Plan: Conservation Element 
       Site Specific Report: 

 
XII. Noise 

     City of San Diego General Plan 
        Community Plan 
        San Diego International Airport - Lindbergh Field CNEL Maps 
        Brown Field Airport Master Plan CNEL Maps 
        Montgomery Field CNEL Maps 
       San Diego Association of Governments - San Diego Regional Average Weekday Traffic 

Volumes 
       San Diego Metropolitan Area Average Weekday Traffic Volume Maps, SANDAG 
      Site Specific Report:   
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XIII. Paleontological Resources 
  City of San Diego Paleontological Guidelines 
       Deméré, Thomas A., and Stephen L. Walsh, "Paleontological Resources City of San Diego," 

Department of Paleontology San Diego Natural History Museum, 1996 
      Kennedy, Michael P., and Gary L. Peterson, "Geology of the San Diego Metropolitan Area, 

California.  Del Mar, La Jolla, Point Loma, La Mesa, Poway, and SW 1/4 Escondido 7 1/2 
Minute Quadrangles," California Division of Mines and Geology Bulletin 200, Sacramento, 1975 

       Kennedy, Michael P., and Siang S. Tan, "Geology of National City, Imperial Beach and Otay 
Mesa Quadrangles, Southern San Diego Metropolitan Area, California," Map Sheet 29, 1977 

        Site Specific Report:  Report of Geotechnical Investigation Storm Drain Improvements Torrey 
Pines Golf Course, San Diego California, prepared by Kleinfelder, May 1 2019; Addendum #1 
to Report of Geotechnical Investigation: Response to LDR-Geology Review comments for 
Storm Drain Improvements Torrey Pines Golf Course, San Diego California, prepared by 
Kleinfelder, July 25, 2019  

  
XIV. Population / Housing 

   City of San Diego General Plan 
        Community Plan 
        Series 11/Series 12 Population Forecasts, SANDAG 
        Other:      

 
XV. Public Services 

    City of San Diego General Plan 
        Community Plan 

 
XVI. Recreational Resources 

 City of San Diego General Plan 
       Community Plan 
      Department of Park and Recreation 
        City of San Diego - San Diego Regional Bicycling Map 
        Additional Resources: 

 
XVII. Transportation / Circulation 

    City of San Diego General Plan 
      Community Plan: 
   San Diego Metropolitan Area Average Weekday Traffic Volume Maps, SANDAG 
 San Diego Region Weekday Traffic Volumes, SANDAG 
 Site Specific Report: 

   
XVIII. Utilities 

 Site Specific Report:   
 
XIX. Water Conservation 

 Sunset Magazine, New Western Garden Book, Rev. ed. Menlo Park, CA:  Sunset Magazine 
Revised:  August 2018 
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  STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY                                                                         GAVIN NEWSOM, GOVERNOR 
 

 CALIFORNIA COASTAL COMMISSION 
  SAN DIEGO COAST DISTRICT OFFICE 
  7575 METROPOLITAN DRIVE, SUITE 103 
  SAN DIEGO, CALIFORNIA 92108-4402 
  PH  (619) 767-2370    FAX  (619) 767-2384 
  WWW.COASTAL.CA.GOV 

 

 

Page 1  
March 29, 2022 

Permit Application Number: 6-19-1007 
 

COASTAL DEVELOPMENT PERMIT 
 
 
On October 09, 2020, the California Coastal Commission granted to the City Of San 
Diego Public Works Department  this permit subject to the attached Standard and 
Special conditions, for development consisting of Abandon in place approx. 100 feet 
of existing 18-in. diameter below grade concrete pipe and storm water outfall and 
construct approx. 360 feet of new 42-inch below grade concrete pipe with new 
outfall, headwall, and energy dissipater within the Torrey Pines Municipal Golf 
Course and adjacent coastal canyon, more specifically described in the application 
filed in the Commission offices. 
 
The development is within the coastal zone at 11480 N Torrey Pines Rd, University 
Community, San Diego, San Diego County (APN: 310-010-09). 
 
Issued on behalf of the California Coastal Commission by 
 
      Sincerely, 
 
      John Ainsworth 
      Executive Director 
 
 
 

Alexander Llerandi 
Coastal Program Analyst 

 
cc: Commissioners/File 
 
ACKNOWLEDGMENT: 
The undersigned permittee acknowledges receipt of this permit and agrees to abide by 
all terms and conditions thereof. 
 
The undersigned permittee acknowledges that Government Code Section 818.4 which 
states in pertinent part of that: “A Public entity is not liable for injury caused by the 
issuance… of any permit…” applies to the issuance of this permit. 
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IMPORTANT: THIS PERMIT IS NOT VALID UNLESS AND UNTIL A COPY OF THE 
PERMIT WITH THE SIGNED ACKNOWLEDGEMENT HAS BEEN RETURNED TO 
THE COMMISSION OFFICE. 14 Cal. Admin. Code Section 13158(a). 
 
 
Date:  ___________________  Signature _____________________________ 
 
 
STANDARD CONDITIONS: 
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and 
development shall not commence until a copy of the permit, signed by the permittee or 
authorized agent, acknowledging receipt of the permit and acceptance of the terms and 
conditions, is returned to the Commission office. 
 
2. Expiration.  If development has not commenced, the permit will expire two years 
from the date on which the Commission voted on the application.  Development shall be 
pursued in a diligent manner and completed in a reasonable period of time.  Application 
for extension of the permit must be made prior to the expiration date. 
 
3. Interpretation.  Any questions of intent or interpretation of any condition will be 
resolved by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided 
assignee files with the Commission an affidavit accepting all terms and conditions of the 
permit. 
 
5. Terms and Conditions Run with the Land.  These terms and conditions shall 
be perpetual, and it is the intention of the Commission and the permittee to bind all 
future owners and possessors of the subject property to the terms and conditions. 
 
 
SPECIAL CONDITIONS: 
 
1. Submittal of Final Plans. 

(a) PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for the review and written approval of the Executive 
Director, a full-size set of the following plans: 

i. Final construction plans that conform with the plans submitted to the 
Commission on September 10, 2019, titled “Torrey Pines Golf Course 
Storm Drain Repair.” 
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ii. Final staging and storage plan that sites all staging and storage of 
materials and equipment outside of the boundaries of the coastal 
canyon. 

(b) The permittee shall undertake development in conformance with the 
approved final plans unless the Commission amends this permit or the 
Executive Director provides a written determination that no amendment is 
legally required for any proposed minor deviations.  

2. Construction and Pollution Prevention Plan.  

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for the review and written approval of the Executive Director, 
a final Construction and Pollution Prevention Plan prepared by a qualified licensed 
professional. The final plan shall demonstrate that all construction, including, but 
not limited to, clearing, grading, staging, storage of equipment and materials, or 
other activities that involve ground disturbance; building, reconstructing, or 
demolishing a structure; and creation or replacement of impervious surfaces, 
complies with the following requirements: 

(a) Minimize Erosion and Sediment Discharge. During construction, erosion 
and the discharge of sediment off-site or to coastal waters shall be minimized 
through the use of appropriate Best Management Practices (BMPs), 
including:  

 

i. Land disturbance during construction (e.g., clearing, grading, and cut-
and-fill) shall be minimized, and grading activities shall be phased, to 
avoid increased erosion and sedimentation;  

 

ii. Erosion control BMPs (such as mulch, soil binders, geotextile blankets 
or mats, or temporary seeding) shall be installed as needed to prevent 
soil from being transported by water or wind. Temporary BMPs shall be 
implemented to stabilize soil on graded or disturbed areas as soon as 
feasible during construction, where there is a potential for soil erosion to 
lead to discharge of sediment off-site or to coastal waters; 

 

iii. Sediment control BMPs (such as silt fences, fiber rolls, sediment 
basins, inlet protection, sandbag barriers, or straw bale barriers) shall 
be installed as needed to trap and remove eroded sediment from runoff, 
to prevent sedimentation of coastal waters; 
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iv. Tracking control BMPs (such as a stabilized construction entrance/exit, 
and street sweeping) shall be installed or implemented as needed to 
prevent tracking sediment off-site by vehicles leaving the construction 
area; and 

 

v. Runoff control BMPs (such as a concrete washout facility, dewatering 
tank, or dedicated vehicle wash area) that will be implemented during 
construction to retain, infiltrate, or treat storm water and non-storm 
water runoff.       

           

(b) Minimize Discharge of Construction Pollutants. The discharge of other 
pollutants resulting from construction activities (such as chemicals, paints, 
vehicle fluids, petroleum products, asphalt and cement compounds, debris, 
and trash) into runoff or coastal waters shall be minimized through the use of 
appropriate BMPs, including: 

 

i. Materials management and waste management BMPs (such as stockpile 
management, spill prevention, and good housekeeping practices) shall be 
installed or implemented as needed to minimize pollutant discharge and 
polluted runoff resulting from staging, storage, and disposal of 
construction chemicals and materials. BMPs shall include, at a minimum: 

A. Covering stockpiled construction materials, soil, and other 
excavated materials to prevent contact with rain, and protecting 
all stockpiles from storm water runoff using temporary perimeter 
barriers; 

 

B. Cleaning up all leaks, drips, and spills immediately; having a 
written plan for the clean-up of spills and leaks; and maintaining 
an inventory of products and chemicals used on site;  

 

C. Proper disposal of all wastes; providing trash receptacles on site; 
and covering open trash receptacles during wet weather; 
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D. Prompt removal of all construction debris from the beach; 
and 

 

E. Detaining, infiltrating, or treating runoff, if needed, prior to 
conveyance off-site during construction. 

 

ii. Fueling and maintenance of construction equipment and vehicles shall be 
conducted off site if feasible. Any fueling and maintenance of mobile 
equipment conducted on site shall not take place on the beach, and shall 
take place at a designated area located at least 50 feet from coastal 
waters, drainage courses, and storm drain inlets, if feasible (unless those 
inlets are blocked to protect against fuel spills). The fueling and 
maintenance area shall be designed to fully contain any spills of fuel, oil, 
or other contaminants. Equipment that cannot be feasibly relocated to a 
designated fueling and maintenance area (such as cranes) may be fueled 
and maintained in other areas of the site, provided that procedures are 
implemented to fully contain any potential spills.  

(c) Minimize Other Impacts of Construction Activities. Other impacts of 
construction activities shall be minimized through the use of appropriate 
BMPs, including: 

 

i. The damage or removal of non-invasive vegetation (including trees, native 
vegetation, and root structures) during construction shall be minimized, to 
achieve water quality benefits such as transpiration, vegetative 
interception, pollutant uptake, shading of waterways, and erosion control; 
 

ii. Soil compaction due to construction activities shall be minimized, to retain 
the natural storm water infiltration capacity of the soil; and 
 

iii. The use of temporary erosion and sediment control products (such as 
fiber rolls, erosion control blankets, mulch control netting, and silt fences) 
that incorporate plastic netting (such as polypropylene, nylon, 
polyethylene, polyester, or other synthetic fibers) shall be avoided, to 
minimize wildlife entanglement and plastic debris pollution.  
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(d) Manage Construction-Phase BMPs. Appropriate protocols shall be 
implemented to manage all construction-phase BMPs (including installation 
and removal, ongoing operation, inspection, maintenance, and training), to 
protect coastal water quality. 
 

(e) Construction Site Map and Narrative Description. The Construction and 
Pollution Prevention Plan shall include a construction site map and a narrative 
description addressing, at a minimum, the following required components: 

 

i. A map delineating the construction site, construction phasing boundaries, 
and the location of all temporary construction-phase BMPs (such as silt 
fences, inlet protection, and sediment basins); 
 

ii. A description of the BMPs that will be implemented to minimize land 
disturbance activities, minimize the project footprint, minimize soil 
compaction, and minimize damage or removal of non-invasive vegetation. 
Include a construction phasing schedule, if applicable to the project, with a 
description and timeline of significant land disturbance activities; 
 

iii. A description of the BMPs that will be implemented to minimize erosion 
and sedimentation, control runoff and minimize the discharge of other 
pollutants resulting from construction activities. Include calculations that 
demonstrate proper sizing of BMPs; and  
 

iv. A description and schedule for the management of all construction-phase 
BMPs (including installation and removal, ongoing operation, inspection, 
maintenance, and training). Identify any temporary BMPs that will be 
converted to permanent post-development BMPs.   
 

(f) Construction Site Documents. The Construction and Pollution Prevention 
Plan shall specify that copies of the signed CDP and the approved 
Construction and Pollution Prevention Plan be maintained in a conspicuous 
location at the construction job site at all times, and be available for public 
review on request. All persons involved with the construction shall be briefed 
on the content and meaning of the CDP and the approved Construction and 
Pollution Prevention Plan, and the public review requirements applicable to 
them, prior to commencement of construction. 
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(g) Construction Coordinator. The Construction and Pollution Prevention Plan 
shall specify that a construction coordinator be designated who may be 
contacted during construction should questions or emergencies arise 
regarding the construction. The coordinator’s contact information (including, 
at a minimum, a telephone number available 24 hours a day for the duration 
of construction) shall be conspicuously posted at the job site and readily 
visible from public viewing areas, indicating that the coordinator should be 
contacted in the case of questions or emergencies. The coordinator shall 
record the name, phone number, and nature of all complaints received 
regarding the construction, and shall investigate complaints and take remedial 
action, if necessary, within 24 hours of receipt of the complaint or inquiry. 

 

The permittee shall undertake development in accordance with the approved 
Construction-Phase Pollution Prevention Plan, unless the Commission amends this 
permit, or the Executive Director provides written determination that no amendment 
is legally required for any proposed minor deviations. 

3. Post-Development Runoff Plan.   

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for the review and written approval of the Executive Director, 
a final Post-Development Runoff Plan. The final Post-Development Runoff Plan shall 
demonstrate that the project complies with the following requirements: 

(a) Low Impact Development Strategies. The project shall comply with the 
following Low Impact Development standards: 
 

i. Minimize disturbance of coastal waters and natural drainage features such 
as stream corridors, rivers, wetlands, natural drainage patterns, drainage 
swales, groundwater recharge areas, floodplains, and topographical 
depressions;  
 

ii. Minimize removal of native vegetation, and plant additional non-invasive 
vegetation, particularly native plants that provide water quality benefits 
such as transpiration, interception of rainfall, pollutant uptake, shading of 
waterways to maintain water temperature, and erosion control;  
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iii. Maintain or enhance appropriate on-site infiltration of runoff to the greatest 
extent feasible. Use strategies such as avoiding building impervious 
surfaces on highly permeable soils; amending soil if needed to enhance 
infiltration; and installing an infiltration Best Management Practice (BMP) 
(e.g., a vegetated swale, rain garden, or bio retention system); 

 

iv. Minimize the addition of impervious surfaces, and where feasible increase 
the area of pervious surfaces in re-development. Use strategies such as 
minimizing the footprint of buildings; minimizing the footprint of impervious 
pavement; and installing a permeable pavement system where pavement 
is required;  

 

v. Disconnect impervious surface areas from the storm drain system, by 
interposing permeable areas between impervious surfaces and the storm 
drain system. Design curbs, berms, and similar structures to avoid 
isolation of vegetative landscaping and other permeable areas and allow 
runoff to flow from impervious pavement to permeable areas for infiltration. 
Use strategies such as directing roof-top runoff into permeable 
landscaped areas; directing runoff from impervious pavement into 
distributed permeable areas (e.g., turf, medians, or parking islands); 
installing a vegetated swale or filter strip to intercept runoff sheet flow from 
impervious surfaces; and installing a rain barrel or cistern to capture and 
store roof-top runoff for later use in on-site irrigation; and  

 

vi. Where on-site infiltration is not appropriate or feasible, use alternative 
BMPs to minimize post-development changes in runoff flows, such as 
installing an evapotranspiration BMP that does not infiltrate into the 
ground but uses evapotranspiration to reduce runoff (e.g., a vegetated 
“green roof,” flow-through planter, or retention pond); directing runoff to an 
off-site infiltration facility; or implementing BMPs to reduce runoff volume, 
velocity, and flow rate before directing runoff to the storm drain system. 
 

(b) Implement Source Control BMPs.  Appropriate and feasible long-term Source 
Control BMPs, which may be structural features or operational practices, shall be 
implemented to minimize the transport of pollutants in runoff from the 
development by controlling pollutant sources and keeping pollutants segregated 
from runoff. Use strategies such as covering outdoor storage areas; using 
efficient irrigation; proper application and clean-up of potentially harmful 
chemicals and fertilizers; and proper disposal of waste.  
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(c) Avoid Adverse Impacts from Stormwater and Dry Weather Discharges. The 
adverse impacts of discharging storm water or dry weather runoff flows to coastal 
waters, intertidal areas, beaches, bluffs, or stream banks shall be avoided, to the 
extent feasible. The project shall comply with the following requirements: 
 

i. Runoff shall be directed inland to the storm drain system or to an existing 
outfall. If no storm drain system or existing outfall is present, bluff top 
runoff shall be directed to an existing drainage channel. Runoff shall not 
sheet flow over the coastal bluff top and may not be directed to the beach 
or the ocean;  
 

ii. The existing outfall pipe located in the canyon shall be eliminated if 
feasible, or be trimmed back to the bluff face and otherwise camouflaged 
as much as possible (e.g., through painting or landscaping), and shall be 
trimmed back further in the future at such times when the pipes again 
become visible and/or protrude from the bluff face; 
 

iii. Runoff shall be conveyed off-site or to drainage systems in a non-erosive 
manner. If runoff flows to a natural stream channel or drainage course, 
determine whether the added volume of runoff is large enough to trigger 
erosion;  
 

iv. Protective measures shall be used to prevent erosion from concentrated 
runoff flows at storm water outlets (including outlets of pipes, drains, 
culverts, ditches, swales, or channels), if the discharge velocity will be 
sufficient to potentially cause erosion. The type of measures selected for 
outlet erosion prevention shall be prioritized in the following order, 
depending on the characteristics of the site and the discharge velocity: (1) 
vegetative bioengineered measures (such as plant wattles); (2) a 
hardened structure consisting of loose materials (such as a rip-rap apron 
or rock slope protection); or (3) a fixed energy dissipation structure (such 
as a concrete apron, grouted rip-rap, or baffles); and 
 

v. The discharge of dry weather runoff to coastal waters shall be minimized, 
to the greatest extent feasible. Use strategies such as efficient irrigation 
techniques that minimize off-site runoff.  
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(d) Manage BMPs for the Life of the Development. Appropriate protocols shall be 
implemented to manage BMPs (including ongoing operation, maintenance, 
inspection, and training) to keep the water quality provisions effective for the life 
of the development. 
 

(e) Site Plan and Narrative Description. The Post-Development Runoff Plan shall 
include a site plan and a narrative description addressing, at a minimum, the 
following required components: 

 

i. A site plan, drawn to scale, showing the property boundaries, building 
footprint, runoff flow directions, relevant drainage features, structural 
BMPs, impervious surfaces, permeable pavements, and landscaped 
areas; 
 

ii. Identification of pollutants potentially generated by the proposed 
development that could be transported off the site by runoff; 

 

iii. An estimate of the proposed changes in (1) impervious surface areas on 
the site, including pre-project and post-project impervious coverage area 
and the percentage of the property covered by impervious surfaces; (2) 
the amount of impervious areas that drain directly into the storm drain 
system without first flowing across permeable areas; and (3) site coverage 
with permeable or semi-permeable pavements; 

 

iv. A description of the BMPs that will be implemented, and the Low Impact 
Development approach to stormwater management that will be used.  
Include a schedule for installation or implementation of all post-
development BMPs; and 

 

v. A description and schedule for the ongoing management of all post-
development BMPs (including operation, maintenance, inspection, and 
training) that will be performed for the life of the development, if required 
for the BMPs to function properly.  
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The permittee shall undertake development in accordance with the approved Post-
Development Runoff Plan, unless the Commission amends this permit, or the 
Executive Director determines issues a written determination that no amendment is 
legally required for any proposed minor deviations. 

4. Assumption of Risk, Waiver of Liability and Indemnity. 

By acceptance of this permit, the permittee acknowledges and agrees (i) that the 
site may be subject to hazards, including but not limited to storms, flooding, 
landslide, erosion, and earth movement, all of which will may worsen with future 
sea level rise; (ii) to assume the risks to the permittee and the property that is the 
subject of this permit of injury and damage from such hazards in connection with 
this permitted development; (iii) to unconditionally waive any claim of damage or 
liability against the Commission, its officers, agents, and employees for injury or 
damage from such hazards; and (iv) to indemnify and hold harmless the 
Commission, its officers, agents, and employees with respect to the 
Commission’s approval of the project against any and all liability, claims, 
demands, damages, costs (including costs and fees incurred in defense of such 
claims), expenses, and amounts paid in settlement arising from any injury or 
damage due to such hazards. 

5. Sensitive Species Monitoring.  

PRIOR TO ANY CONSTRUCTION ACTIVITIES during California gnatcatcher 
breeding/nesting season (February 15th through August 15th), a qualified biologist 
approved by the Executive Director shall conduct a site survey for active nests no 
more than 72 hours prior to any development. If an active nest is located, then a 
qualified biologist shall monitor the nest daily until project activities are no longer 
occurring within 300 feet of the nest or within 500 feet of California gnatcatcher or 
any other nesting bird species or until the young have fledged and are 
independent of the adults or the nest is otherwise abandoned. The monitoring 
biologist shall halt construction activities if he or she determines that the 
construction activities may be disturbing or disrupting the nesting activities. The 
monitoring biologist shall make practicable recommendations to reduce the noise 
or disturbance in the vicinity of the active nests or birds. This may include 
recommendations such as (1) turning off vehicle engines and other equipment 
whenever possible to reduce noise, and (2) working in other areas until the 
young have fledged. The monitoring biologist shall review and verify compliance 
with these avoidance boundaries and shall verify that the nesting effort has 
finished in a written report. Unrestricted construction activities may resume when 
the biologist confirms no other active nests are found. The results of the site 
survey and any follow-up construction avoidance measures shall be documented 
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by the monitoring biologist and submitted to the San Diego office of the California 
Coastal Commission. 

6. Final Habitat Mitigation and Monitoring Plan 

PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit to the Executive Director for review and written approval, a final 
detailed mitigation and monitoring plan for all impacts to sensitive biological resources 
associated with the proposed development. The plan shall include:   

(a) Preparation of detailed site plans clearly delineating all impacted upland 
habitat areas and their exact acreage.  Both temporary and permanent 
impacts shall be included in this delineation.   
 

(b) All impacts to upland habitat (temporary and permanent) shall be mitigated 
through restoration/enhancement at not less than a 2:1 mitigation ratio.  If 
feasible, all mitigation shall be located within the project site, and shall not be 
credited through the purchase of mitigation land.  In addition, a detailed site 
plan of the mitigation areas shall be included and shall include any proposed 
temporary irrigation, including its proposed duration and timing. 

 
i. If an applicant is claiming that mitigation cannot be performed within 

the project site, the applicant must submit a report to the Executive 
Director for review and written approval.  The report must include the 
basis for which the applicant believes the project site is not a feasible 
alternative for the required mitigation and a detailed analysis of other 
potential sites for which the mitigation could occur. 
 

(c) A Restoration and Monitoring Plan shall be prepared by a qualified restoration 
ecologist and shall at a minimum include the following: 
 

i. A baseline assessment, including photographs, of the current physical 
and ecological condition of the proposed restoration site, including, a 
description and map showing the area and distribution of vegetation 
types, and a map showing the distribution and abundance of sensitive 
species.  Existing vegetation and sensitive species shall be depicted 
on a map that includes the footprint of the proposed restoration. 
 

ii.  A description of the goals of the restoration plan, including, as 
appropriate, any changes to site topography, hydrology, vegetation 
types, presence or abundance of sensitive species, and wildlife usage.  
Any anticipated measures for adaptive management in response to 
climatic changes are to be included. 
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iii. A description of planned site preparation and invasive plant removal; 

 
iv. A restoration plan including the planting palette (seed mix and 

container plants), planting design, source of plant material, plant 
installation methods and timing, erosion control measures, duration 
and use of irrigation, and measures for remediation if success criteria 
(performance standards) are not met.  The planting palette shall be 
made up exclusively of native plants that are appropriate to the habitat 
and region and that are grown from seeds or vegetative materials 
obtained from local natural habitats so as to protect the genetic 
makeup of natural populations.  Horticultural varieties shall not be 
used. 

 
v. A plan for documenting and reporting the physical and biological “as 

built” condition of the restoration or mitigation site within 30 days of 
completion of the initial restoration activities. This is a simple report 
describing the field implementation of the approved restoration or 
mitigation plan in narrative and photographs, and reporting of any 
problems in the implementation and their resolution, and any 
recommendations for future adaptive measures.  The “as built” 
assessment and report shall be completed by a qualified biologist or 
restoration ecologist, who is independent of the installation contractor. 

 
vi. A plan for interim monitoring and maintenance of any restoration or 

mitigation site, and monitoring of any pre-approved reference site(s), 
including: 

 
A. A schedule; 
B. Interim performance standards; 
C. A description of field activities to be performed at the location 

of habitat loss to determine the species composition and 
relative species abundance of the plants resident in this 
location for the purpose of determining the plant palette for 
the restoration location. The field activities shall include 
sampling design, number of samples, and sampling method.;   

D. The monitoring period (generally not less than 5 years, 
depending on case details or longer if performance 
standards are not met in the initial time frame).; 

E. Provision for submission of annual reports of monitoring 
results to the Executive Director for review and written 
approval for the duration of the required monitoring period, 
beginning the first year after submission of the “as-built” 
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report.  Each report shall be cumulative and shall summarize 
all previous results.  Each report shall document the 
condition of the restoration with photographs taken from the 
same fixed points in the same directions.   Each report shall 
also include a “Performance Evaluation” section where 
information and results from the monitoring program are 
used to evaluate the status of the restoration project in 
relation to the interim performance standards and final 
success criteria; and 

F. Provisions for the submittal of a revised or supplemental 
restoration plan to be submitted if an annual monitoring 
report shows that the restoration effort is falling below the 
interim performance standards. Triggers shall be included in 
the plan to define the level of nonperformance at which the 
submittal of a revised or supplemental restoration plan will 
be required. The applicant shall submit a revised or 
supplemental restoration program within 90 days to address 
those portions of the original program which did not meet the 
approved success criteria. 

vii. Final Success Criteria, including, as appropriate: 
 

A. total species richness; 
B. total ground cover of vegetation and of native vegetation; 
C. vegetative cover of dominant species and definition of 

dominants; 
D. percent allowable of non-native species; generally <5% for 

all species rated as “moderate” or “highly-invasive” by the 
California Invasive Pest Council, (Cal-IPS), not including 
non-native annual grass species; 

E. wildlife usage, including types and frequency of wildlife 
species; 

F. hydrology, including timing, duration and location of water 
movement; 

G. presence and abundance of sensitive species or other 
individual “target” species 
 

viii. The method by which “success” will be judged, including:  
 

A. Type of comparison;   
B. Identification and description, including photographs, of any 

reference sites that will be used, if it is not possible to 
sample the habitat pre-disturbance due to safety concerns. If 
direct sampling of the southern maritime chaparral of the 
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canyon to be disturbed is not possible through field methods, 
then aerial photos of the site should be used, or an adjacent 
canon with south facing slopes and similar habitat 
composition may be sampled in its stead; 

C. Test of similarity with a reference site.  This could simply be 
determining whether the result of a census was above a 
predetermined threshold.  Generally, it will entail a one- or 
two-sample t-test that determines if differences between the 
restoration site and the reference site are within the 
maximum allowable difference for each success criteria 
(performance standard); 

D. The field sampling design to be employed, including a 
description of the randomized placement of sampling units 
and the planned sample size; 

E. Specification of the maximum allowable difference between 
the restoration value and the reference value for each 
success criterion; and 

F. A statement that final monitoring for success will occur after 
at least 3 years of documented annual reports submitted to 
the Executive Director for review and written approval with 
no remediation or maintenance activities other than weeding. 

ix. Provision for submission of a final monitoring report to the Executive 
Director for review and written approval at the end of the final 
monitoring period.  The final report must be prepared by a qualified 
restoration ecologist.  The report must evaluate whether the restoration 
site conforms to the goals and success criteria set forth in the 
approved final restoration program. Following the restoration, reports 
shall be submitted every ten years to ensure that the restoration is 
maintained over the time period of the development. 

If the final report indicates that the restoration project has been 
unsuccessful, in part or in whole, based on the approved success 
criteria, the applicant shall submit within 90 days a revised or 
supplemental restoration plan to compensate for those portions of the 
original plan which did not meet the approved success criteria.  The 
permittee shall undertake mitigation and monitoring in accordance 
with the approved final, revised upland restoration or mitigation plan 
following all procedures and reporting requirements as outlined for the 
initial plan until all performance standards (success criteria) are met.  
The revised restoration plan shall be processed as an amendment to 
this coastal development permit unless the Executive Director 
provides a written determination that no permit amendment is legally 
required. 
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The permittee shall undertake mitigation and monitoring in accordance with the 
approved final, revised upland mitigation plan.  Any proposed changes to the 
approved final, revised plans shall be reported to the Executive Director. No 
changes to the plans shall occur without a Coastal Commission approved 
amendment to this coastal development permit unless the Executive Director 
provides a written determination that no amendment is legally required. 

7. Archeological and Paleontological Resource Monitoring.  

(a) PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT 
AMENDMENT, the applicant shall submit for the review and approval of the 
Executive Director, a Cultural and Paleontological Resources Treatment and 
Monitoring Plan (Plan) prepared by a qualified professional that includes all 
the recommendations of the cultural resources inventory prepared by 
Spindrift Archeological Consulting, LLC, dated  July 2019 and the Mitigated 
Negative Declaration for the Torrey Pines Golf Course Storm Drain Repair 
(SCH. No. 2019089111) dated October 17, 2019, except as modified by the 
requirements below: 
 

i. The permittee shall provide sufficient archeological, paleontological 
and Native American monitors and the Native American most likely 
descendent (MLD) when State Law mandates identification of a MLD, 
to assure that all project earth disturbing activities and machines are 
monitored at all times; 

ii. Native American monitors shall be selected from tribal groups with 
documented ancestral ties to the area, and preferably from groups 
that participated in the tribal consultation process. 

iii. All project monitors shall be notified a minimum of 30 days prior to 
commencement of any earth disturbing construction activities; 
notification shall occur via email, telephone, and U.S. Mail; 

iv. Prior to the commencement and/or re-commencement of any 
monitoring, the permittee shall notify each archeological and Native 
American monitor of the requirements and procedures, and shall 
provide a copy of this special condition, any archaeological monitoring 
or research plans, past archeological reports, and any other plans 
required pursuant to this condition and which have been approved by 
the Executive Director, to each monitor; 

v. The Native American Most Likely Descendent (MLD), as identified by 
the Native American Heritage Commission, shall be allowed a 
minimum of two weeks to arrive at the site to inspect human remains 
discovered on-site and identified by the coroner as pre-historic, and to 
offer recommendations for their disposition; 

DocuSign Envelope ID: 4D013198-4E17-47E6-94DC-71E4E47E0462

Long-Term Maintenance and Monitoring for Torrey Pines Golf Course 
Project No. K-23-2138-SLS-1

169 | Page



Page 17 
March 29, 2022 

 
Coastal Development Permit 

6-19-1007 
 

vi. The landowner is agreeing at this time and by acceptance of this 
permit to allow MLD inspection of pre-historic human remains 
discovered on site; 

vii. The recommendations of the Native American Most Likely 
Descendent (MLD), shall be the predominant guidance when 
addressing ultimate disposition of pre-historic human remains 
discovered on site; 

viii. The ultimate disposition of any other archaeological/cultural resources 
discovered at the site, shall be determined in consultation with the 
Native American groups with documented ancestral ties to the area as 
determined by the Native American Heritage Commission. 
 

(b) If the Executive Director determines that the discovery is significant or that 
the treatment method preferred by the affected Native American tribe is in 
conflict with the approved development plan, the permittee shall seek an 
amendment from the Commission to determine how to respond to the 
discovery and to protect both those and any further cultural deposits that are 
encountered. Development within at least 100 feet of the discovery shall not 
recommence until an amendment is approved, and then only in compliance 
with the provisions of such amendment.  
 

(c) The permittee shall undertake development in accordance with the approved 
final plans. Any proposed changes to the approved final plans shall be 
reported to the Executive Director. No changes to the approved final plans 
shall occur without a Commission amendment to this coastal development 
permit unless the Executive Director determines that no amendment is 
legally required. 

 
 

8. Disposal of Graded Material 

All excess spoils exported from the project site must be disposed of at a legal site 
outside of the coastal zone. Disposal of graded materials within the coastal zone 
will require a separate coastal development permit or an amendment to this permit.  
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1.0  INTRODUCTION 

This native habitat restoration plan has been prepared for the City of San Diego’s (City) Torrey 
Pines Golf Course Storm Drain Repair Project (Project).  The measures identified herein are based 
on those contained in the California Coastal Commission’s (CCC) Staff Report (California Coastal 
Commission, 2019). Specifically, the habitat restoration would occur within the disturbance area 
of the stormwater repair project and in adjacent, extant disturbed land. The restoration is designed 
to provide native southern maritime chaparral (SMaC) habitat. 

2.0  PROJECT DESCRIPTION 

2.1 PROJECT LOCATION 

The project is located at the Torrey Pines Golf Course, 11480 North Torrey Pines Road, in the 
City west of the northbound Interstates 5 and 805 merge (Figures 1 and 2). The mitigation has 
been split into two separate restoration areas (Areas 1 and 2). Area 1 is located within the 
disturbance limits of the new stormwater outfall pipe. Area 2 is located in the adjacent extant 
disturbed land area. The areas are not within or adjacent to the City’s preserve, the Multi-habitat 
Planning Area (MHPA). The study area is located in unsectioned land in Township 15S, Range 
4W on the U.S Geological Survey (USGS) Del Mar quadrangle. 

2.2 PROJECT IMPACTS 

The City’s stormwater repair project would impact approximately 0.08 acre of SMaC habitat 
(Alden 2019). While this level of impact does not require mitigation in the City, the CCC called 
for mitigation in the form of restoration/enhancement at a 2:1 ratio. Specifically, this restoration 
plan provides for 0.16 acre of SMaC restoration (0.08 acre in Area 1 and 0.08 acre in Area 2) to 
meet the CCC requirement.  

2.3 OWNERSHIP STATUS 

The restoration area is owned by the City Parks and Recreation Department. 
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3.0  RESTORATION DESIGN 

This effort includes restoration of southern maritime chaparral (SMaC) habitat within and adjacent 
to the stormwater repair project. This includes restoring the area impacted by the project (Area 1) 
as well as the adjacent disturbed land area (Area 2) not affected by the repair project. 

3.1 SOUTHERN MARITIME CHAPARRAL RESTORATION 

The term “restoration” is used in this document to both generally describe the overall effort as well 
as specifically refer to creation of SMaC habitat in areas where is does not currently occur. The 
SMaC restoration areas encompass approximately 0.16 acre, as shown in Figure 3. The entirety of 
this area will be seeded and planted with the goal of establishing SMaC habitat that meets the 
success criteria identified in this plan. 

4.0 IMPLEMENTATION PLAN 

The on-site habitat restoration will consist of several components, including: 

• Initial site preparation
• Seeding and planting
• 120-day Plant Establishment Period
• Maintenance and monitoring for a 5-year period

4.1 RATIONALE FOR EXPECTING IMPLEMENTATION SUCCESS 

The sites selected for the restoration effort currently supports disturbed land (Area 2), as well as 
areas where existing SMaC would be impacted by the stormwater repair project (Area 1). This 
plan would enhance and expand the limits of the SMaC and would improve habitat quality and 
functions.  

4.2 RESPONSIBLE PARTIES 

4.2.1  Project Proponent 

The City is responsible for financing the installation, maintenance, and monitoring; adaptive 
management; and long-term preservation and management of the mitigation areas in accordance 
with this mitigation plan to successfully complete the mitigation project. The City Resident 
Engineer will be responsible for coordinating project progress and ensuring that the details in 
this plan are successfully carried out. 

4.2.2  Restoration Ecologist 

Overall supervision of the installation, maintenance, and monitoring of this mitigation project 
during the 5-year establishment phase will be the responsibility of a qualified restoration ecologist. 
A restoration ecologist will also be involved with the long-term site management. The restoration 
ecologist will be an individual or team of individuals with a degree in botany, ecology, or related 
field, and a minimum of 5 years of successful experience in Southern California with coastal 
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communities (i.e. maritime chaparral). The restoration ecologist will educate all participants in 
regard to mitigation goals and requirements and will oversee protection of existing biological 
resources; nonnative plant removal; site preparation; planting and seeding; and maintenance, 
monitoring, and reporting. The restoration ecologist will lead preparation of the mitigation 
construction documents, if determined necessary by the City. It is believed there is sufficient detail 
in the plan herein to direct successful nonnative plant removal and planting and seeding without 
supplemental construction documents.  

In addition, the restoration ecologist will conduct all monitoring data collection, annual 
assessments, and prepare all required reports. If necessary, the restoration ecologist will provide 
the project proponent and contractor with a brief report, including a written list of items in need of 
attention following each monitoring visit. The contractor will be responsible for carrying out all 
required measures in a timely manner. The restoration ecologist will notify the contractor and 
responsible party if any requested remediation is not addressed. A checklist with the main tasks 
and responsibilities is included in Table 1. 

4.2.3  Landscape Installation/Maintenance Contractor 

The City will retain a qualified landscape installation contractor with demonstrated experience in 
successfully installing and maintaining upland mitigation projects. The contractor will be 
responsible for implementing and initially maintaining the mitigation effort. The contractor will 
be a firm (or firms) holding a California C-27 contractor’s license and will have on staff a Qualified 
Applicator licensed by the California Department of Pesticide Regulations. The responsibility 
of the contractor is complete when the restoration ecologist and the City Resident Engineer 
agree that the implementation and initial maintenance phases of work are complete. As 
determined by the City, the installation landscape contractor may continue after installation to 
maintain the mitigation sites for the initial 5 years, or the City may retain a separate qualified 
landscape contractor to perform the 5-year post-installation maintenance period. 

4.3 IMPLEMENTATION SCHEDULE 

Implementation of the mitigation program will commence after, or concurrently with, the storm 
drain repairs. 

4.4 SITE PREPARATION 

Area 1 is the location where the new stormwater outfall will be installed; therefore, no specific 
restoration preparation work is anticipated. That area will be newly graded and weed free at the 
end of the repair effort.  

The initial site preparation in Area 2 will involve removal and disposal of weeds, refuse, debris, 
and other deleterious material. No grading or soil decompaction is proposed as part of the effort in 
Area 2. Weeds in Area 2 are comprised primarily of non-native grasses and scattered invasive 
forbs, with a relatively low density. Line trimmers will be used to remove the existing weeds. 
Weeds that are too large to be cut will be removed by hand. Care will be taken to avoid any native 
species that may be present within or adjacent to this area. Following weed removal, the entire 
area will be raked to scarify the surface for the seed installation. 
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Table 1 
MITIGATION PLAN CHECKLIST 

Phase Task 
Applicable Parties 

City Installation 
Contractor 

Maintenance 
Contractor 

Restoration 
Ecologist 

Pre-Installation 

Order seed and container stock X 

Attend pre-construction meeting X X X 

Document pre-start conditions X 

Identify site limits (Areas 1 & 2) X 

Site Preparation (Area 2 only) X X 

Installation 

Delineate boundaries X X 

Install fence X X 

Install quick couplers X X 

Install container stock and seed X X 

Prepare/submit as-built report X 

120-day PEP
Maintenance for container stock survival X X 

Conduct biological monitoring visits X 

Prepare end of 120-day PEP letter X 
Five-year 

Maintenance & 
Monitoring 

Period 

Maintain site for remainder of 5 years X X 

Conduct maintenance monitoring and annual 
monitoring 

X 
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If feasible, the Area 2 site preparation may occur prior to completion of the outfall installation in 
Area 1, such that both areas may be planted as soon as possible following the repair work. Actual 
timing will be coordinated with the City and the stormwater repair contractor. 

4.5  FENCING 

Prior to and during implementation of the restoration effort, a temporary orange construction fence 
will restrict access to the restoration area. The fence will run along the upper edge of each 
restoration area and serve to prevent entry from the adjacent golf course area. 

4.6 HABITAT RESTORATION 

4.6.1  Seed Mix 

Seeding will take place within the restoration areas (Figure 3). The species included in the mix 
(Table 2) were selected because they are native and occur either on the project site or in the project 
vicinity. The seed will be sourced from the as close to the site as possible. The source and proof 
(tags) for all seed will be provided. 

Table 2 
SOUTHERN MARITIME CHAPARRAL SEED MIX 

SPECIES POUNDS/
ACRE 

Black sage (Salvia mellifera) 3 
Blue-eyed grass (Sisyrinchium bellum) 3 
California everlasting (Pseudognaphalium californicum) 3 
California sage brush (Artemisia californica) 3 
Coyote brush (Baccharis pilularis consanguinea) 5 
Deerweed (Acmispon glaber) 2 
Dot-seed plantain (Plantago erecta) 3 
Fascicled tarweed (Deinandra fasciculata) 3 
Flat-top buckwheat (Eriogonum fasciculatum) 4 
Golden yarrow (Eriophyllum confertiflorum) 3 
Goldfields (Lasthenia californica) 2 
Purple needlegrass (Stipa pulchra) 10 

TOTAL 44 

A hydroseed slurry will be evenly applied in two stages such that an even, homogeneous 
distribution is made in each area. The first stage will include the seed, a small amount of fiber 
mulch, and dye. This application will help ensure that maximum seed/soil contact is made. A 
second layer will be applied immediately following the first. The second layer will include 
additional fiber mulch, dye, and a tackifier. The tackifier will serve to help bind seed and soil until 
germination. Hydroseed specifications are presented in Table 3. 
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Table 3 
HYDROSEED APPLICATION SPECIFICATIONS 

Material First Application Second Application 
Seed As called for per site N/A 
Long fiber wood mulch 500 lbs/acre 1,000 lbs/acre 
Dye As necessary As necessary 
Tackifier N/A 90 lbs/acre 
Water Sufficient to maintain slurry Sufficient to maintain slurry 

Hand seeding may be conducted in focused areas to help ensure targeted application of seed. Areas 
not treated with the hydroseed slurry will be hand seeded following hydroseeding to make sure all 
areas are seeded. These areas will be determined at the time of seeding and will include areas 
where hydroseeding may not be possible, where existing native plants may be negatively affected 
by the hydroseed slurry, or where it is thought that certain species may be appropriate in small 
areas. Seed of different species will only be mixed when they are to be applied to the same location. 
Individual species may be seeded separately as directed by the project restoration ecologist. Hand 
broadcasters will be used to help ensure a consistent application of seed. An inert carrier (sand, 
saw dust) may also be mixed with the seed to help maintain consistency. Seeding will not be 
conducted during windy conditions. Seed will be raked into soil after application to help increase 
seed/soil contact. 

4.6.2  Container Stock 

In addition to seed, native container stock will be planted in the restoration area. A list of container 
stock species for the restoration area is provided in Table 4. The container stock will be sourced 
from within a 25-mile radius of the project site. If container stock is unavailable from the project 
vicinity, the restoration ecologist may substitute species as necessary. The source and proof for all 
plant material will be provided. All container stock will be inspected and approved by the 
restoration ecologist prior to being installed.  

Table 4 
SOUTHERN MARITIME CHAPARRAL 

CONTAINER STOCK SPECIES1 
Species Number 

Nuttall’s scrub oak (Quercus dumosa) 10 
Chamise (Adenostoma fasciculatum var. fasciculatum) 40 
Coastal prickly pear (Opuntia littoralis) 10 
Coyote brush (Baccharis pilularis consanguinea) 30 
Mission Manzanita (Xylococcus bicolor) 10 
San Diego needlegrass (Stipa lepida) 40 
California sage brush (Artemisia californica) 40 
California buckwheat (Eriogonum fasciculatum) 20 

TOTAL 200 
1All container stock is 1 gallon 
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Specifically, the restoration ecologist will ensure that: 

• The correct number, size, and species ordered are delivered;
• Plants are healthy and showing no sign of disease;
• Roots fill the containers, but are not root bound;
• There is no breakage of plants;
• Plants show no evidence of pests;
• Plants are in a state suitable for outplanting.

The restoration ecologist will reject any plants not meeting these requirements. 

The installation contractor will be responsible for planting all container stock in a single day. 
Container stock staged on site will be placed in a protected area and watered regularly prior to 
planting. Container stock will be planted in such a way as to mimic a natural species distribution. 
The project restoration ecologist will specify the locations for all planting. Plants will be placed in 
natural groupings with appropriate spacing for the given species/target habitat type. Holes for each 
plant will be dug twice as deep and twice as wide as the container size. The hole will then be 
refilled to the halfway point, slightly compacted, and filled with water. Once all the water has 
soaked into the soil, the container stock will be planted such that the container plant soil level is 
slightly above ground level. Loose soil will be used to fill in the areas around the root ball and help 
ensure that there are no air spaces. Remaining soil will be used to create a watering basin around 
the plant.  

4.6.3  Material Salvage 

The seed and container stock identified above is intended to be implemented without using any 
native plant/soil material salvaged from the site. If salvaged upland soil/plant material is made 
available to the project during the installation phase it will be incorporated into the restoration 
area, to the extent practicable. This may include salvage and translocation of coast prickly pear 
(Opuntia littoralis) and other species potentially present in the impact footprint. 

4.7 IRRIGATION 

In order to provide access to water, quick coupler connections will be installed at each 
restoration area. These couplers will allow for maintenance crews to provide as needed 
watering throughout the installation, PEP, and 5-year maintenance and monitoring period. 
The amount and timing of watering will be determined by the restoration ecologist. 

4.8 AS-BUILT CONDITIONS 

The restoration ecologist shall prepare and submit a map showing the as-built conditions of the 
restoration area within 8 weeks of completion of site preparation and planting. Areas seeding and 
planting shall be shown on the map.  

Long-Term Maintenance and Monitoring for Torrey Pines Golf Course 
Project No. K-23-2138-SLS-1

185 | Page



5.0  MAINTENANCE PLAN 

5.1 HABITAT MAINTENANCE ACTIVITIES 

A maintenance program will be carried out to help ensure the successful establishment and 
persistence of the restored habitat. The maintenance program will involve removal of trash, weed 
control, fence and sign repair/replacement, and any remedial measures deemed necessary for 
restoration program success (e.g., re-seeding and plant replacement).  

5.1.1  Weed Control 

Particular maintenance emphasis will be placed on pro-active weed control within the mitigation 
area. All weed species observed during restoration activities will be considered invasive and targeted 
for removal. All workers conducting weed removal activities will be educated to distinguish between 
native and non-native species, with special attention paid to rare and endangered plant species.  

Weeds will be removed by hand or with small machinery (e.g., line trimmers) whenever possible, 
but focused herbicide application may be used if needed and requested by the restoration ecologist. 
Herbicides will only be applied by workers licensed to use those chemicals. Additionally, herbicide 
will not be used during wet or windy conditions.  

Weeds will be removed from the restoration limits and disposed of in a legal manner. All weeds will 
be removed prior to reaching 12 inches in height or before reaching seed. Leaf and branch drop of 
native species should be left in place and not removed from the site. 

5.1.2  Plant Replacement 

The maintenance contractor will be responsible for ensuring planted container stock survives and 
meets the required success criteria for survival. This is especially important during the 120-day PEP. 
During the  5-year maintenance period dead container stock may not require replacement if seeded 
plants have replaced them. All plant replacement will be directed by the restoration ecologist. 

5.1.3  Trash Removal 

Trash encountered within the restoration areas will be collected and removed during every 
maintenance event and disposed of in a legally acceptable fashion. 

5.2 HABITAT MAINTENANCE SCHEDULE 

Regular maintenance, trash removal, and weed control of the mitigation area will be conducted 
during the initial 120-day Plant Establishment Period (PEP) and the subsequent 5-year 
maintenance period, or until the mitigation program is deemed successful.  
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5.2.1  120-Day Plant Establishment Period 

A 120-day plant establishment period (PEP) will commence once all container stock have been 
installed. Maintenance personnel also will visit the site at least monthly for the 120-day PEP.  
Additional maintenance visits may be required, as determined by the restoration ecologist, to 
ensure that the installed container stock are healthy and survive until the end of the PEP.  

5.2.2  5-Year Maintenance Period 

Regular maintenance, trash removal, and weed control will be conducted during the first 5 years 
following successful completion of the 120-day PEP. Maintenance personnel will visit the site at 
least monthly during this period. Additional as-needed visits may be conducted, as directed by 
the restoration ecologist, during the rainy season (generally December through May) each year to 
ensure keep weeds are kept under control. 
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6.0  PERFORMANCE STANDARDS 

The following sections provide performance standards to determine the successful completion of 
the 5-year mitigation and monitoring program. Attainment of these standards indicates the 
restoration area is progressing toward the habitat functions and services specified for this plan. 
Methods used to measure these performance standards are described in the following text. If the 
restored areas fail to meet the Year 5 standards after the full monitoring term, a specific set of 
remedial measures will be developed, implemented, and the monitoring and maintenance period 
would be extended until all Year 5 standards are met or as otherwise provided in this document. If 
the site does not meet Year 5 standards, the monitoring and maintenance period would be extended 
at least a full year and until all are met. Only when the entire mitigation site has attained the 
Year 5 standards with at least 2 years without watering and the need for new remedial measures 
(beyond weeding, trash removal, fence reapir, etc.) will the entire site be signed off by the City 
and CCC.  

6.1 CONTAINER STOCK 

6.1.1  120-day Plant Establishment Period 

The container stock success criterion for the PEP is 100% survival of the installed plants. Per 
Table 4 above, this would mean survival of 200 plants at the end of the PEP. This criterion must 
be met prior to the project moving forward into the 5-year maintenance period. 

6.1.2  5-year Maintenance and Monitoring Period 

During each annual monitoring event there will be no less than 80 percent of the initial 
planting surviving container plants for all five years, unless their function has been replaced 
by natural recruitment.  

6.2 NATIVE SPECIES RICHNESS 

Species richness success criteria have been established to determine the success of the restoration 
effort during the 5-year maintenance and monitoring period. Species richness will be measured by 
visual assessment in Years 1 and 2, and by quantitative transect data in Years 3, 4, and 5. 
No specific richness criteria are established for Years 1 or 2, but annual success criteria for 
species richness in Years 3, 4, and 5 are provided in Table 5. Corrective measures will be 
implemented in areas not meeting the species richness goals in any given year.  

Table 5 
Native Species Richness Success Criteria1 

Year 3 Year 4 Year 5 
5 8 8 

1Pre-determined, non-relative values 
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6.3 NATIVE SPECIES COVER 

Native species cover success criteria have also been established for the 5-year maintenance and 
monitoring period to determine success of the restoration effort. Species cover will be measured 
by visual assessment in Years 1 and 2, and by quantitative transect data in Years 3, 4, and 5. No 
specific cover criteria are established for Years 1 or 2, but annual success criterion Years 3, 4, and 
5 are provided in Table 6. Corrective measures will be implemented in areas not meeting the 
species richness goals in any given year.  

Table 6 
CSS Native Species Cover Success Criteria1 

Year 3 Year 4 Year 5 
40 60 70 

1Pre-determined, non-relative values 

6.4 WEED COVER 

General and target weed cover success criteria have been established for the restoration effort. 
Given the size of the area and the extent of the weed seed bank, 100% weed eradication for all 
weed species is not a realistic goal (Some species are highly invasive and others are easier to 
eradicate). Therefore, species in Table 7 are priority target species and will be controlled at a level 
of no more than 5% on a yearly basis. Other non-native species are more ubiquitous and can never 
be completely eliminated and will therefore be managed to a level of 10% or less. If the weed 
cover success criteria are not met in any given year then remedial measures will be conducted. 

Table 7 
Zero Tolerance Weed Species 

Latin name Common name Cal-IPC Rating1

Atriplex semibaccata Australian saltbush M 
Carpobrotus spp. Ice plant, Hottentot’s fig H/M 

Cynara cardunculus Artichoke thistle M 
Cynodon dactylon Bermuda grass M 
Cortaderia spp. Pampas grass H 

Dittrichia graveolens stinkwort H 
Euphorbia lathyris Gopher plant N/A 
Foeniculum vulgare Fennel H 

Hordeum spp. barley M 
Nicotiana glauca Tree tobacco M 
Ricinus communis Castor bean L 

Salsola tragus Russian thistle L 
Silybum marianum Milk thistle L 
Sorghum halepense Johnson grass N/A 

Xanthium strumarium Cocklebur N/A 
1H= High invasiveness, M= Moderate invasiveness, L= Low invasiveness N/A= Not listed. 
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7.0  MONITORING PLAN 

7.1 INSTALLATION MONITORING 

The restoration ecologist will be on site daily during the site preparation and installation period to 
direct all habitat restoration activities including site preparation, weed control, seeding, planting, 
and watering. Upon completion, the restoration ecologist will prepare an as built map and letter 
and confirm that the 120-day PEP may begin. The general monitoring schedule for the restoration 
ecologist is provided in Table 8. 

Table 8 
Monitoring Schedule 

Type Install PEP1 Year 1 Year 2 Year 3 Year 4 Year 5 
Regular 
Maintenance2 Daily Monthly Quarterly Quarterly Quarterly Quarterly Quarterly 

Annual 
Qualitative2 - - Spring Spring - - - 

Annual 
Quantitative4 - - - - Spring Spring Spring 

1 120-day Plant Establishment Period 
2 Regular monitoring of continuing maintenance effort 
3 Spring visit to collect qualitative (visual assessment) data to measure success to date 
4 Spring visit to collect quantitative (transect sampling) data to measure success to date 

7.2 120-DAY PLANT ESTABLISHMENT PERIOD MONITORING 

Once installation is complete the restoration ecologist will initiate the 120-day PEP. The 
restoration ecologist will conduct monthly monitoring visits during this period to evaluate the 
condition of the installed container stock and direct any necessary maintenance/remedial measures. 
These measures may include, but are not limited to, additional planting, weed control, and 
watering. Within 30 days of successful completion of the PEP, the restoration ecologist will 
prepare and submit an as built report to the City and CCC. This is a simple report describing the 
field implementation of the approved restoration or mitigation plan in narrative and photographs, 
and reporting of any problems in the implementation and their resolution, and any 
recommendations for future adaptive measures.  

7.3 MAINTENANCE MONITORING 

Upon successful completion of the 120-day PEP, the restoration ecologist will conduct quarterly 
monitoring of the maintenance conducted by the installation and maintenance contractor(s) during 
the 5-year maintenance period. Additional visits may be required as conditions warrant. During 
each visit the restoration ecologist will assess the condition of the site and identify remedial 
measures as necessary. A brief monitoring memo will be prepared and submitted to the 
maintenance contractor following each maintenance monitoring visit to direct any remedial efforts 
that may be needed. 
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7.4 ANNUAL MONITORING 

Annual monitoring visits will be conducted by the restoration ecologist in the late spring each year 
during the 5-year maintenance period. During each annual monitoring the success of the 
restoration effort will be evaluated and species richness and cover data will be collected. In Years 
1 and 2 species richness and cover will be determined by visual assessment. In Years 3-5 
quantitative transect data will be collected.  

Quantitative transect data will be collected using the point intercept line transect sampling methods 
described in the California Native Plant Society’s Field Sampling Protocol (Sawyer and Keeler-
Wolf 1995). A single transect will be established in each of the mitigation areas (A1 and A2) in 
Year 3. The transects will be situated such that they provide a sampling through the center of the 
area, along the longest axis. For Area 1, the transect length would be approximately 20 meters 
long. Area 2 is longer and the anticipated transect length there is 30 meters. The ends of each 
transect will be marked with a re-bar stake and recorded with a Global Positioning System (GPS) 
unit.  

Species cover will be determined by dividing each transect into 50 half meter intervals. A point 
will be projected into the vegetation each interval and any species intercepted by the point will be 
recorded. Species also will be divided into herb (0- 60 cm), shrub (60cm-3m), and tree (greater 
than 3 m) layers. Percent cover will be measured by dividing the number of hits by the number of 
possible hits. Total, native, and non-native cover values will be determined separately. 

Native species richness (the number of species) will be calculated by counting all of the species 
encountered within a 5m wide belt transect along each transect (2.5m on each side). All plants 
observed will be categorized by origin (native/non-native) and height layer.  

Photographs will be taken each year from the same photograph points used prior to initiation of 
site preparation. The photographs will help track project progress over time and will be included 
in the annual report each year.  

7.5 ANNUAL REPORTS 

As part of the monitoring program, annual reports prepared by the restoration ecologist will be 
prepared and submitted evaluating the success of the effort to date, along with any 
recommendations for future work that may be deemed necessary. Each annual monitoring report 
will include data collected throughout the year, in addition to the annual monitoring visit. To detect 
the overall trend of the site, the annual monitoring reports also will be cumulative and contain 
comparisons of the monitoring data for all years that data are collected. Each report will document 
the condition of the restoration effort with photographs taken from the previously established photo 
documentation points. Finally, each annual report will include a “Performance Evaluation” section 
where information and results from the monitoring program are used to evaluate the status of the 
restoration project in relation to the interim performance standards and final success criteria. 
Annual reports will be submitted to the City and the CCC for review and approval no more than 
90 days following the completion of each year of monitoring.  
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7.6 REMEDIAL MEASURES/ADAPTIVE MANAGEMENT 

If the effort is not progressing as desired, corrective measures may be implemented at any time, as 
directed by the restoration ecologist. Corrective measures may include, but are not limited to: 
additional planting or seeding, altered maintenance effort, and increased watering regime. If an 
annual monitoring report shows that the restoration effort is falling below the interim performance 
standards and the restoration ecologist determines that the current program is unlikely to meet final 
success criteria, a revised or supplemental restoration plan may be prepared and submitted to the 
City and CCC for approval. 

7.7 MONITORING SCHEDULE 

As described above, monthly inspections of the restoration and maintenance effort would be 
performed during Year 1, every other month during Years 2 and 3, and quarterly for the remainder 
of the 5-year maintenance and monitoring period. The first annual botanical monitoring event will 
occur in the first spring following installation. Reports will be prepared and submitted within 3 
months of the annual monitoring visit. 

8.0  COMPLETION OF PROGRAM 

8.1  CONFIRMATION 

After receipt of the final monitoring report (Year 5 annual report), the City and the CCC may 
inspect the site to determine if the restoration has been conducted in accordance with this plan.  

8.2  LONG-TERM MANAGEMENT 

The two mitigation areas (A1 and A2), which total 0.16 acres, will remain in ownership of the 
City. The City’s Park and Recreation will assume long-term management of the site and 
responsibilities may include: non-native vegetation control, trash removal, sign and fence 
installation, intrusion control, encroachment enforcement, and remediation of habitat loss. 

Long-Term Maintenance and Monitoring for Torrey Pines Golf Course 
Project No. K-23-2138-SLS-1

192 | Page



9.0  CONTINGENCY MEASURES 

9.1  INITIATING PROCEDURES 

An integral part of a successful restoration effort is the ability to detect problems early in the 
process, determine the cause of the problem, and attempt to modify the mitigation program to 
accommodate emerging issues or situations. Minor problems, such as trash, vandalism, isolated 
instances of plant mortality, or small-scale weed or pest infestations will be rectified as they are 
discovered during routine site monitoring and would not warrant the implementation of 
contingency measures. 

If a performance standard is not met for all or any portion of the restoration site in any year, or if 
the final performance standards are not met, the restoration ecologist will prepare an analysis of 
the cause(s) of failure, and propose remedial action for approval by the City.  These measures may 
include supplemental site grading, additional planting/seeding, adjustment of the management 
activities, or other design changes.  

9.2  FUNDING MECHANISM 

The City will be responsible for all costs associated with any remedial measures. The Torrey Pines 
Golf Course Upland Habitat Restoration Project fund will have budget items for implementation 
(installation and 120-day PEP) and maintenance and monitoring of the mitigation plan for the first 
five years. These funds are assured because City Council approval is required to allocate funding 
and enter into a contract for implementation of the storm drain replacement project, which includes 
the mitigation sites. Additionally, the City’s purchasing and contracting process requires additional 
assurances that all work under the project is bonded and insured to ensure that all contracts are 
completed successfully. The City will not approve the release of the construction bonds to the 
contractor if the project is not completed successfully. 
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