THE CiTtYy oF SAaN DiEGO

REPORT TO THE HEARING OFFICER

HEARING DATE: May 20, 2015 REPORT NO. HO-15-067
ATTENTION: Hearing Officer

SUBJECT: CAL COAST ACADEMY PROJECT NO. 372555
LOCATION: 11555 Clews Ranch Road

APPLICANT: Jan Dunning

SUMMARY

Issue(s): Should the Hearing Officer approve the Cal Coast Academy project at 11555
Clews Ranch Road?

Staff Recommendation(s)

Adopt Mitigated Negative Declaration No. 372555 and Adopt the Mitigation Monitoring
and Reporting Program;

Approve Coastal Development Permit No. 1308349 and Site Development Permit
No. 1308350.

Community Planning Group Recommendation - The Carmel Valley Community
Planning Board, on April 23, 2015, voted 5:4:2 to recommend approval of the project.
However, there are 16 voting members on the Board so while eleven members present would
constitute a quorum of the Board, the 5:4:2 vote was a failed vote. A successful motion
would require a majority of active voting members, which would be nine.

Environmental Review: A Mitigated Negative Declaration No. 372555 has been
prepared for the project in accordance with State of California Environmental Quality Act
(CEQA) Guidelines. A Mitigation, Monitoring and Reporting Program has been prepared
and will be implemented to reduce, to a level below significance, potential impacts
identified in the environmental review process.




BACKGROUND

The 0.99 acre project site is located in the Carmel Valley Community Plan area and is designated
for open space uses by the Carmel Valley Community Plan Land Use Map (Attachment 1) and
for Enhanced Floodway by the Carmel Valley Neighborhood 8 Precise Plan (Attachment 2). The
site is located at 11555 Clews Ranch Road in the Coastal Overlay Zone within the Coastal
Commission appeal area (Attachment 3). The site presently has a designated historical resource,
Historic Resources Board Site No. 391-Mount Carmel Ranch (Attachment 4). The Clews Horse
Ranch borders the property on the south and City-owned open space is west, north and east of
the site. Carmel Creek, Carmel Valley Restoration and Enhancement Plan and State Route 56 are
beyond the city-owned open space to the north.

The project site was previously partially within the Multi-Habitat Planning Area (MHPA) of the
City’s MSCP. A MHPA Boundary Line Correction received concurrence from the Wildlife
Resource Agencies on July 30th, 2014 in association with ministerial permit application PTS No.
330346. The MHPA Boundary Line Correction was approved with the provision that removing
the area from the MHPA would not release the applicant from having to otherwise comply with
the City’s MSCP Land Use Adjacency Guidelines.

DISCUSSION

Project Description

The project proposes the construction of a new single-story school building, addition of parking,
landscaping, retaining walls and other minor improvements on a site with a designated historical
resource, Historic Resources Board Site No. 391-Mount Carmel Ranch at 11555 Clews Ranch
Road.

The project proposes a new campus for the Cal Coast Academy, a private college preparatory
school that provides education for approximately seventy-five students in grades 6 through 12.
The applicant anticipates grades 6 through 9 would include 45 students within five classrooms
and grades 10 through 12 would include 30 students in three classrooms. The proposed number
of faculty and administration staff would be no more than eighteen. The proposed hours of
operation would be 8:30 a.m. to 4:30 p.m. with some individual tutoring after 4:00 p.m.

The new building would be an approximately 5,340 square foot, single story structure composed
of three wings connected by a covered, exterior walkway (Attachment 5). The existing historic
structures would remain and are not part of the proposed development, yet these buildings would
be used for administration, storage and parking. The proposed project would also include
additional parking, landscaping and general site improvements. The new structures would be
approximately twenty-four feet in height.

The proposed new school building would measure approximately 5,340 square feet, the existing
historic administration building measures approximately 3,997 square feet, the existing historic
storage building measures approximately 147 square feet and the existing historic garage
measures approximately 495 square feet. The gross square footage on the property would be



approximately 9,979 gross square feet. The floor area ratio on the property would be 0.23 if the
project is approved and constructed.

Site Improvements

Improvements to the site include grading, utilities, access, parking, landscaping and brush
management. The proposed grading plan indicates 38,257 square feet of the 43,426 square foot
site or approximately 88 percent would be graded. The total of the earthwork estimate indicates
approximately 425 cubic yards of excavation, estimated depth of cut at three feet, estimated
depth of fill at two feet, estimated height of excavated slope at four feet and estimated height of
embankment slope at three feet, approximately 250 cubic yards of export and 140 linear feet of
retaining walls at a estimated height of 4.5 feet. These values are approximations based on
current professional engineering standards and are not absolutes values. The existing private
driveway would remain as is and not be improved.

Pavements include Portland Cement Concrete, Porous concrete, Grasscrete and ADA accessible
decomposed granite pavement. Landscaping would include a variety of ornamental plant species
known to survive in the region. A Brush Management Plan has been provided which meets the
requirements of the regulations. A proposed fire hydrant would be located on the site.

Community Plan Analysis

The project site is located within the Carmel Valley Neighborhood 8 Precise Plan (Precise Plan)
planning area and 1s designated Open Space by the Precise Plan. The site is located adjacent to
Carmel Creek and the Carmel Valley Restoration and Enhancement Program (CVREP) area and
the 50 foot wide CVREP buffer area which includes both equestrian and pedestrian/bicycle trails.

Natural Open Space, as defined by the Precise Plan's Open Space Element, would include the
existing undisturbed habitat areas on the remaining undeveloped properties that are designated
open space and MHPA. The Open Space Element identifies that estimated developable area and
encroachment limitations should be established to concentrate development in existing
developed areas. Disturbed lands beyond the allowable developable area may be restored to
functional habitat values as part of the MHPA.

The project site has been previously disturbed by the prior construction of several concrete pads
void of any structures, several accessory buildings, a swimming pool and the historic residential
structure. These improvements are or were dispersed throughout the property. The proposed
school building is located in an area on the site which was previously developed with a
swimming pool which has since been capped and covered with a concrete pad. New drive aisles
and parking areas would be located in areas of previous disturbance and are either covered in
concrete/asphalt/gravel or are existing unpaved driveways and/or parking areas. The project
design limits new development to previously developed and disturbed areas in conformance with
the Precise Plan’s Open Space policies.



Conclusion

Statf has reviewed the proposed project and all issues identified through that review process have
been resolved in conformance with adopted City Council policies and regulations of the Land
Development Code. Staff has provided draft findings to support approval of the project
(Attachments 6 and 7) and draft conditions of approval (Attachment 8). Staff recommends the
Hearing Officer approve the project as proposed.

ALTERNATIVES

L. Approve Coastal Development Permit No. 1308349 and Site Development Permit No.
1308350, with modifications.

2. Deny Coastal Development Permit No. 1308349 and Site Development Permit No.
1308350, if the findings required to approve the project cannot be affirmed.

Respectfully submitted,

4olfn S. Fishér

velopment Project Manager

Attachments:

Carmel Valley Community Plan Land Use Map

Carmel Valley Neighborhood 8 Precise Plan Land Use Map
Project Location Map

Aerial Photograph

Project Site Plan

Environmental Resolution with MMRP

Draft Permit Resolution with Findings

Draft Permit with Conditions

Carmel Valley Community Planning Board letter, dated April 30, 2015
Ownership Disclosure Statement

Remaining Project Plans
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ATTACHMENT 1

Carmel Valley Neighborhoods

Composite Plan Land Use
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274 NC Neighborhood Commercial

["7] Very Low Density Residential 0-5 DUs per Acre

[[7] LowDensity Residential 5-10 DUs per Acre

[ Low - Medium Density Residential 15-29 DUs per Acre
ee] Enhanced Floodway (CVREP) o,
[ Open Space 0"”}3_
e w00 Foot Wide CVREP Buffer. A Pedestrian Trail and an Equestrian Trail are within the Buffer Area
— = Neighborhood 8 Boundary
eeseeee Coastal Zone

cmsemenmem Equestrian Trail
s Pedestrian  Bike Trail

—— Gables Carmel Valley Project Site
o Changes 3.17 Acres Designated Open Space to Low-Medium Density Residential (15-29 DUs per Acre)

Land Use Plan
Carmel Valley Neighborhood 8

Figure 4

& INIWHOVLIY



11555 Clews Ranch Road, San Diego, CA - Google Maps
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GENERAL. NOTES:

1. THE PROPOSED FINISH GRADING SHOWN HEREON 1S PRELIMINARY ONLY AND NOT
FOR CONSTRUCTION.

2. THE EXISTING IMPROVEMENTS LOCATED ON-SITE ARE ALL PRIVATE.
DRAINAGE:

1, ALL EXISTING ON-SITE DRAINAGE FACILITIES ARE PRIVATE AND ARE TO REMAIN.
2. ALL PROPOSED ON-SITE DRAINAGE FACILITIES ARE PRIVATE.

3. THE PROPOSED DRAINAGE CONSISTS OF LANDSCAPE SWALES CONVEYING
*TREATED" RUNOFF.

4. THE PROJECT'S DEVELOPED STORM WATER RUNOFF IS CONSISTENT WITH EXISTING
CONDITION (L.E. THERE IS NOT AN INCREASE IN STORM RUNOFF DUE TO THE
DEVELOPMENT OF THE PROJECT).

PRIVATE WATER AND SEWER:
1. WATER AND SEWER MPROVEMENTS FOR THE NEW SCHOOL BUILDING WiLi BE
PROVIDED FROM THE EXISTING PRIVATE UTLITIES' ALREADY ON THE PROPERTY.
2 THERE EXSTS A SEWER LATERAL ONSITE IT'S THE INTENT 70 UTILIZE THIS
TERAL FOR.THE PROPOSED SCHOQL STRUCTURE(S). THE OUNCR
UNDERSTA 5 THEY ASSUME AND RESPONSIBILI Tf TO ENSURE
Wtﬁtmsmmcnmw CONNECTED 70 THE PUBLIC SENER

3. PRIOR TO CONNECTING TO ANY EXISTING SEWER LAI‘D?AL(S), THE LATERAi
SHALL BE INSPECTED USING A CLOSED-CIRCUIT 'EIEV.‘SION r%_
CALIFORNIA LICENSED PLUMBING CONTRACTOR TO VERI LATERAL PS N

GOOD WORKING CONDITION AND FREE OF ALL DEBRIS.

. THE PROJECT PROPOSES TO CMSTRUCT A PRIVATE FIRE MAIN FROM
MTRYRGADTOTHESEM WTH THE CONDITION
FOR THE CLEWS RANCH PROJECT (COP NO 166238/5DP NO. 909, NO.
166237 /MHPA ADJACENT NO. JB8308). THiS PRIVATE FIRE MAIN V INCLUDE
ONE ON-SITE FIRE HYDRANT AND Fl

5. A PLUMBING PERMIT SHALL BE REQUIRED FOR mE INSTALLATION OF
AFPRWRIAE TE BACK F%Eow PREVENTION o s (BFPDs) ou s.'.cn
wc.m:v Aaovs GROUND A‘tvﬂ'E PROPERTY, N L.WE WTH me SERMCE
AND IMMEDIATELY ADJACENT TO THE RIGHT-OF-WAY,

6. NO TREES OR SHRUBS EXCEEDING THREE FEET IN HEIGHT AT MATURITY SHALL
8E INSTALLED H’TTHW YEN FEET OF ANY PUBLIC SEWER AND FIVE FEET GF ANY

PUBLIC WATER FACRITY.
WATER QUALITY AND HYDROMODIFCATION:

1. THE DESIGN OF THE PROJECT PROPOSES A REDUCTION THE AMOUNT OF
IMPERVIOUS SURFACES (LE. EXISTING ASPHALT TO BE REMOVED AND REPLACED
WTH BEGDM'FDLS.ED GRAMTE{) REFER T0 PERVIDUS VERSUS IMPERVIOUS DATA
SHOWN HEREON AND SHEET NO. 1.

2. THE PROPOSED PROJECT SHALL RESULT IN NO INCREASE IN PEAK STORM
RUNOFF. REFER TO THE PROJECT'S DRAINAGE STUDY.

3, DUE TO THE REDUCTION OF IMPERVIOUS SURFACES, AS WELL AS A REDUCTION
IN PEAK STORM RUNOFF, THE PROJECT IS EXEMPT FROM THE STATE'S
HYDRO-MODIFICATION REQUIREMENTS. REFER 10 THE PROJECT'S WATER QUALITY
TECHMCAL REPORT (VITR).

4. THE PROPOSED FINISH GRADING AND DRAINAGE DESIGN INCLUDES DIRECTING
RUNOFF ON TME SURFACE TO NATURAL BMPS (LE. LANDSCAPED INFILTRATION
SWALES) WHERE /T WILL BE TREATED BEFORE DISCHARGING OFFSITE. THE DETAILS
OF THESE NATURAL BMPS ARE ADDRESSED IN THE FROJECT'S WATER QUALITY

TECHNICAL REPORT (WATR).

5. THE PROPOSED BMPS FOR THE PROJECT INCLUDE LANDSCAPED INFIL
SWALES REFER TO THE LANDSCAPE PLAN. FMDESOMOFTHEHMPSM.L
OCCUR DURING THE FORMAL BUILDING PERMIT PHASE.

6. PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER SHALL
AEJNTE? TEQNTU OEA MAINTENANCE AGREEMENT FOR THE ONGOING PERMANENT BMP

7. PRIOR TO J’HEJSSUANCE OFANYDONSTRUCFONPERMH THE OWNER SHALL
INCORPORATE CONSTRUCTION MANAGEMENT PRACTICE NECESSARY TO
CDMPLI’ WTH G{&FJE! 14, ARTICLE 2, DIVISION 1 (GRADING REGULATIONS) OF
1.2 THE SAN ?‘Igﬂcg MUNICIPAL CODE, INTO THE CONSTRUCTION PLANS AND/OR

PROPOSED P AND

CARMEL
ﬂF APPROVAL

AISLES

1. THE PROPOSED PARKING CONSISTS OF 12 STALLS (8-3"X18" AT 90, SOME AT
16" WITH 2' OVERHANG), 10 STALLS (§'-3"X18' AT 457, 1 STANDARD HANDICAP
ACCESSIBLE STALL (9X18), AND 1 VAN ACCESSIBLE STALL (9'%18")

2. THE PARKING STALLS AND DRIVE AISLES VALL BE DECOMPOSED GRAMITE,
CONCRETE OR GRASSCRETE, THE HANDICAP STM.S AND THE AREAS ADUACENT
TO THE EXISTING GARAGE AND HOUSE WILL BE CONCRETE

3, THE WIDTH OF THE DRIVE AISLES ARE 12° MIN. FOR ONE-WAY TRAFFIC, 20° MIN.
FOR THE AREA WITHIN THE FIRE DEPARTMENT HANMERHEAD AND 24° MIN. FOR
THE PARKING AREA WITH TWO BAYS OF PARKING.

FIRE D ENT ACCESS

& THE SURFACE OF THE FIRE DEPARTMENT HAMMERHEAD SHALL BE DECOMPOSED

2 THE CO&PO&DMSECTFMSMHWID#NLWGPE?H‘E
FIRE DEPARTMENT REQUIREMENTS.

BRUSH MANAGEMENT NOTES

REFER TO LANDSCAPE ARCHITECT'S PLAN FOR THE LIMITS OF THE PROPOSED
BRUSH MANAGEMENT ZONES.

SETBACKS

REFER TO THE ARCHITECTURAL PLANS FOR THE SETBACK INFORMATION.

PROPOSED PERVIOUS VS IMPERVIOUS DATA

LEGEND
1M SYMBOL

PROECT BOUNDARY

P.CE. SDEWALK/HARDSCAPE

EDGE OF PROPOSED PARKING
AND/OR DRIVE ASLE (AC BERM)

PROPOSED PARKING STALL (24 TOTAL)

PROPOSED CONTOUR

FRDPOS&‘J BLOCK BUILDING

FOUNDATION
PROPOSED SITE RETAINING
WALL (Hyax = 47

(WTH WEEP HOLES)

PROPOSED FIRE
DEPARTMENT HAMMERHEAD

LANDSCAPE INFILTRATION SWALE o o
(FOR WATER QUALITY)

PROPOSED CONCRETE (PCC)
PROPOSED FOROUS CONCRETE

PROPOSED GRASSCRETE (OR EQUIVALENT
AS APPROVED BY THE FIRE DEPARTMENT)

ACCESSIBLE DG PATH
(W/HANDRAILS FOR SLOPE > 5%)

PRE-TREATUENT AREA (=]

BENCH MARK
THE BENCH MARK FOR THIS SURVEY IS POINT NO. 541 PER ROS MAP

NO. 14492, 3" BRASS DISK IN WELL MONUMENT LOCATED AT CENTER
DEL MAR TRAILS 100 FEET WEST OF SAN BRUNC COVE,

(1) THE TOTAL SITE AREA IS 43,426 50-FT (0.85 AC)
(2) THE TOTAL AMOUNT OF SITE TO BE GRADED IS 38,257 SG-FT (0.88 AC)
(3) THE TOTAL AMOUNT OF SITE AREA TO BE GRADED IS APPROXIMATELY B8% OF

TOTAL I
(4) THE AMOUNT OF GEOMETRIC CUT IS 425 C.Y.
(5) THE MAXIMUM DEPTH OF CUT IS 3 FEET,
(6) THE AMOUNT OF GEOMETRIC FILL IS 175 C.Y.
(7) THE MAXMUM DEPTH OF FILL (S 2 FEET.
(8) THE MAXIMUM HEIGHT OF CUT SLOPE IS 4 FEET.
(9) THE MAXIMUM HEIGHT OF FILL SLOPE IS 3 FEET.
(10) THE MAXWAUM GRADIENT OF ALL CUT AND FILL SLOPES 1S 4:1.
(11) THE AMOUNT OF GEOMETRIC EXPORT IS 250 C.Y.
(12) THE LENGTH OF PROPOSED RETAINING WALLS IS 140 UNEAR FEET.
(13) THE MAXIMUM HEIGHT OF PROPOSED RETAINING WALL (MEASURED FROM TW TO
TF) IS 4.5 FEET.
(1¢) THE CUT AND FILL QUANTITIES SHOWN ABOVE ARE GEOMETRIC ONLY AND DO
T INCLUDE ADJUSTMENTS FOR BULKING, SHRINKING, PAVEMENT UNDERCUTS,
Foum.mm SPOILS, ETC.

GRADING PERMIT EXEMPTION
BASED ON THE SAN DIEGG MUNICIPAL CODE (SECTION 129.0602):
A NO GRADING {S PROPOSED WITHIN OPEN SPACE EASEMENTS OR CITY OWNED
OPEN SPACE.

B. NO GRADING IS PROPOSED FOR THE RESTORATION OF UNAUTHORIZED GRADING.
€. NO GRADING IS PROPOSED WITHIN THE SPECIAL FLOOD HAZARD AREA.
0. NO CONDITIONS OF A DEVELOPMENT FERMIT REQUIRE A GRADING PERMIT,
E1. THE SLOPE GRADIENTS ARE 4:1 OR FLATTER.
E2. THE DEPTH OF EXCAVATION OR FILL IS LESS THAN §' MEASURED VERTICALLY
(ACTUAL IS APPROXIMATELY 3(+) EXCLUDING DECOMPOSED GRANITE
PARKING LOT SECTION).

£3. T;Pifzgif.g;f GRADIENTS WILL NOT EXCEED THOSE SPECIFIED IN SECTIONS

£4. TOTAL DISTURBED AREA (INCLUDING MINOR LANDSCAPE AREA.? IS LESS THAN

1 ACRE (ACTUAL IS APPROXIMATELY 38,257 S.F. (0.88 ACRE,
£5. THE GRADING MLL ADVERSELY AFFECT THE EXISTING DRAWAGE PATTERNS,
TY OF RUNOFF, OR INCREASE

CONCENTRATE INCREASE THE QU
THE VELOOTY OF RUNOFF TO ADJACENT PROPERTIES.

£6. FILL MATERIAL WILL NOT CONTAIN MORE THAN 5% BY VOLUME. OF BROKEN
CONCRETE, ASPHALT, MASONRY, OR CONSTRUCTION DEBR:

FILL MATERIAL WILL NOT HAVE PIECES LARGER THAN IZINCFESFHANY
DIRECTION.

NO BLASTING OR OTHER USE OF EXPLOSIVES IS REQUIRED.
THIS ITEM DOESN'T APPLY TO THE PROPOSED PROJECT.

CTIONS
THE PROPOSED ON-SITE D.G. DRIVE AISLES AND PARKING STALLS AS WELL AS THE
DG FIRE DEPARTUENT HAMUERHEAD WLL BE AN ENGNEERED SECTION. THE

B

MPERVIOUS AREAS 12,261 5F SECTIONS WILL BE EVALUATED BYA LICENSED GEOTECHNICAL
PERVIOUS AREAS 31,135 5F AND Rscauumm PROVIDED DURING THE BUILDING PERMIT PHASE OF THE
TOTAL AREA 43,426 SF (0.99 AC)
LID FACILITY SUMMARY

BVP 1D TYPE WATER QUALITY YOL PLAN AREA (SF) WiDTI DEPTI WATER GUALITY YOL.

REQURED (CF) PROVIGED FROVIDED (TT) PROVIDED (IN) &

BVF | INFILTRATION 45 220 2.5 8.0 5°

BMP 2 INFILTRATION 18° 25 5.0 44.0 183

BVP 3 INFILTRATION L 120 2.0 240 96

RBVP 4 INFILTRATION 191 75 3.0 78.0 195

BMP 5 INFILTRATION 192 V&80 2.0 360 152

NOTES:

WATER QUALITY VOLLME PROVIZEL BASED ON 40% PORDSITY IN ROCK/SOIL LAYLR.

STUDI0 E

ARCHITECTS
2258 First Avenue
Son Diego, California 92101

meikéstudioearchitects com

T 6132359262 F 6192350522

KETTLER £ LEWECK

11555 Clews Ranch Road, San Diego, CA 92130

Cal Coast Academy

Project No. 372555

06/12/14  SDP Submittal
08.’271’14 SDP Resuhmlttal

10/03/14 SDP Resubmiltal

PRIVATE FINISH
GRADING AND
DRAINAGE PLAN

Sheet C2
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Attachment 6

RESOLUTION NUMBER R-
ADOPTED ON

WHEREAS, on June 13, 2014, Jan Dunning submitted an application to Development
Services Department for a Coastal Development Permit No. 1308349 and Site Development
Permit No. 1308350 for the Cal Coast Academy (Project); and

WHEREAS, the matter was set for a public hearing onducted by the Hearing
Officer of the City of San Diego; and
WHEREAS, the issue was heard by the Hea: ing Offic May 20, 2015; and

BE IT FURTHER RESOLVED, pursuant to CEQA Section 21081.6, the Hearing Officer
hereby adopts the Mitigation Monitoring and Reporting Program, or alterations to implement the
changes to the Project as required by this Hearing Officer in order to mitigate or avoid significant

effects on the environment, which is attached hereto as Exhibit A.
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BE IT FURTHER RESOLVED, the Declaration and other documents constituting the
record of proceedings upon which the approval is based are available to the public at the office
of the Development Services Department, 1222 First Avenue, San Diego, CA 92101.

BE IT FURTHER RESOLVED, the Development Services Department statf is directed
to file a Notice of Determination with the Clerk of the Board of Supervisors for the County of

San Diego regarding the Project.

By:
John S. Fisher
Development Project Manager
Development Services Department
ATTACHMENT:  Exhibit A, Mitigation Mon;



Attachment 6

EXHIBIT A
MITIGATION MONITORING AND REPORTING PROGRAM
Coastal Development Permit No. 1308349 and Site Development Permit No. 1308350

PROJECT NO. 372555

This Mitigation Monitoring and Reporting Program has been designed to ensure compliance with
Public Resources Code Section 21081.6 during implementation:of mitigation measures, This
program identifies at a minimum: the entity responsible for onitoring, what is to be
monitored, how the monitoring shall be accomplished, th ring and reporting schedule,
and completion requirements. A record of the Mitigati i ing and Reporting Program
will be maintained at the offices of the Developme 1ces Department, 1222 First Avenue,
Fifth Floor, San Diego, CA, 92101. All mitigati i
Declaration No. 372555 shall be made conditi
and Site Development Permit No. 1308350 a

and Reporting Program (MMRP
measures shall be the responsibilit
described below.

ases of this project are included VERBATIM, under the
ONMENTAL/MITIGATION REQUIREMENTS.”

to the con
heading, “E

3. These notes must be shown within the first three (3) sheets of the construction
documents in the format specified for engineering construction document templates
as shown on the City website:
http://www.sandiego. gov/development-services/industry/standtemp.shtml

4. The TITLE INDEX SHEET must also show on which pages the
“Environmental/Mitigation Requirements” notes are provided.



Attachment 6

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

B. GENERAL REQUIREMENTS — PART 11
Post Plan Check (After permit issuance/Prior to start of construction)

1. PRE CONSTRUCTION MEETING IS REQ!
DAYS PRIOR TO BEGINNING ANY WO N THIS PROJECT. The
PERMIT HOLDER/OWNER is responsi inge and perform this meeting by
contacting the CITY RESIDENT ENGINEER (RE)} of.the Field Engineering
Division and City staft from MITI | G COORDINATION
(MMC). Attendees must also i epresentative(s), Job
Site Superintendent and the follos V

ED TEN (10) WORKING

e Permit holder™
consultants:

Qualified Archaeologi
Qualified Native Ame
Qualified Paleontologi

CE: Thls Project, Project Tracking System (PTS) 282667
itigation requirements contained in the associated

ment and implemented to the satisfaction of the DSD’s

signee {(MMC) and the City Engineer (RE). The requirements

d or changed but may be annotated (i.e. to explain when and how
compliance is being met and location of verifying proof, ¢tc.). Additional clarifying
information may also be added to other relevant plan sheets and/or specifications as
appropriate (1.e., specific locations, times of monitoring, methodology, etc.

Note: Permit Holder’s Representatives must alert RE and MMC if there are
any discrepancies in the plans or notes, or any changes due to field conditions.
All conflicts must be approved by RE and MMC BEFORE the work is
performed.
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3. OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other
agency requirements or permits shall be submitted to the RE and MMC for review
and acceptance prior to the beginning of work or within one week of the Permit
Holder obtaining documentation of those permits or requirements. Evidence shall
include copies of permits, letters of resolution or other documentation issued by the
responsible agency.

Not Applicable

4. MONITORING EXHIBITS: All consultants.are required to submit, to RE and
MMC, a monitoring exhibit on a 11x17 reduct f'the appropriate construction
plan, such as site plan, grading, landscapegetcs matked to clearly show the specific

areas including the LIMIT OF WORK, scope of the "iscipline s work, and notes

necessary for clarification, a detai
performed shall be included.

ty instruments
be required to ensure the long

e RE and MMC for approval per the

Issue Area Assoc

Inspectwn/Approva

General Prior to Pre-construction Meeting

General Prior to or at the Pre-Construction
Meeting

Paleontology Paleontology Reports Paleontology site observation

Archaeology Archaeology Reports Archaeology/Historic site
observation

Bond Release Request for Bond Release letter Final MMRP Inspections prior to
Bond Release Letter

B.SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS
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CULTURAL RESOURCES (ARCHAEOLOGY)
I. Prior to Permit Issuance
A. Entitlements Plan Check
1. Prior to issuance of any construction permits, including but not limited to,
the first Grading Permit, Demolition Plans/Permits and Building
Plans/Permits or a Notice to Proceed for Subdivisions, but prior to the first
preconstruction meeting, whichever is applicable, the Assistant Deputy
Director (ADD) Environmental designee shall verify that the requirements
for Archaeological Monitoring and Native American monitoring have been
noted on the applicable construction documents through the plan check
process.
B. Letters of Qualification have been submitted to ADD
1. The applicant shall submit a lette e tlon to Mitigation Monitoring
Coordination (MMC) identifyi

1. Prlor to begmmng any work that requires monitoring; the Applicant shall
arrange a Precon Meeting that shall include the PI, Native American
consultant/monitor (where Native American resources may be impacted),
Construction Manager (CM) and/or Grading Contractor, Resident Engineer
(RE), Building Inspector (BD), if appropriate, and MMC. The qualified
Archaeologist and Native American Monitor shall attend any
grading/excavation related Precon Meetings to make comments and/or
suggestions concerning the Archaeological Monitoring program with the
Construction Manager and/or Grading Contractor.
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a. If the PIis unable to attend the Precon Meeting, the Applicant shail
schedule a focused Precon Meeting with MMC, the P1, RE, CM or BI, if
appropriate, prior to the start of any work that requires monitoring,

2. Identify Areas to be Monitored

a. Prior to the start of any work that requires monitoring, the PI shall submit
an Archaeological Monitoring Exhibit (AME) (with verification that the
AME has been reviewed and approved by the Native American
consultant/monitor when Native American resources may be impacted)
based on the appropriate construction documents (reduced to 11x17) to
MMC identifying the areas to be monitored including the delineation of
grading/excavation limits.

b. The AME shall be based on the r
well as information regarding ex
formation).

a site specific records search as
own soil conditions (native or

schedule to MMC throt
will occur.

er is responsible for notifying the RE, PI, and MMC
truction activities such as in the case of a potential
within the area being monitored. In certain circumstances
equirements may necessitate modification of the AME.

esources are encountered during the Native American
consultant/monitor’s absence, work shall stop and the Discovery Notification
Process detailed in Section IIL.B-C and IV.A-D shall commence.

3. The PI may submit a detailed letter to MMC during construction requesting a
modification to the monitoring program when a field condition such as
modern disturbance post-dating the previous grading/trenching activities,
presence of fossil formations, or when native soils are encountered that may
reduce or increase the potential for resources to be present.
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4. The archaeological and Native American consultant/monitor shall document
field activity via the Consultant Site Visit Record (CSVR). The CSVR’s
shall be faxed by the CM to the RE the first day of monitoring, the last day of
meonitoring, monthly (Netification of Monitoring Completion), and in the
case of ANY discoveries. The RE shall forward copies to MMC.

B. Discovery Notification Process

1. Inthe event of a discovery, the Archacological Monitor shall direct the
contractor to temporarily divert all soil disturbing activities, including but not
limited to digging, trenching, excavating or grading activities in the area of
discovery and in the area reasonably suspected to overlay adjacent resources
and immediately notify the RE or BI, as i

2. The Monitor shall immediately notify
discovery.

3. The PI shall immediately notify
also submit written document
with photos of the resource

4. No soil shall be exported &
the significance of the reso
encountered.

C. Determination of S

1.

h CEQA Section 21083.2 shall not apply.
rce 18 not significant, the PI shall submit a letter to MMC

hat artifacts will be collected, curated, and documented in the
Final' Monitoring Report. The letter shall also indicate that that no further
work 1s required.

IV. Discovery of Human Remains
If human remains are discovered, work shall halt in that area and no soil shall be
exported off-site until a determination can be made regarding the provenance of the
human remains; and the following procedures as set forth in CEQA Section
15064.5(e), the California Public Resources Code (Sec. 5097.98) and State Health
and Safety Code (Sec. 7050.5) shall be undertaken:
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A. Notification
1. Archaeological Monitor shall notify the RE or BI as appropriate, MMC, and
the PI, if the Monitor is not qualified as a PI. MMC will notify the
appropriate Senior Planner in the Environmental Analysis Section (EAS) of
the Development Services Department to assist with the discovery
notification process.
2. The PI shall notify the Medical Examiner after consultation with the RE,
either in person or via telephone.
B. Isolate discovery site
1. Work shall be directed away from the locatlon of the discovery and any
nearby area reasonably suspected to overlz ljacent human remains until a
determination can be made by the Me xaminer in consultation with the
PI concerning the provenance of thy ;

If a field examination is n
with input from the PI, if
American origin.
C. If Human Remains

1.

(3]

n the consultation process in
5064.5(e), the California Public Resources

is unable to identify the MLD, OR the MLD failed to make a
ation within 48 hours after being notified by the Commission;

of the MLD and mediation in accordance with PRC 5097.94 (k) by the
NAHC fails to provide measures acceptable to the landowner, THEN,
¢. In order to protect these sites, the Landowner shall do one or more of the
following:
(1) Record the site with the NAHC;
(2) Record an open space or conservation easement on the site;
(3) Record a document with the County.
d. Upon the discovery of multiple Native American human remains during a
ground disturbing land development activity, the landowner may agree
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that additional conferral with descendants is necessary to consider
culturally appropriate treatment of multiple Native American human
remains. Culturally appropriate treatment of such a discovery may be
ascertained from review of the site utilizing cultural and archaeological
standards. Where the parties are unable to agree on the appropriate
treatment measures the human remains and items associated and buried
with Native American human remains shall be reinterred with appropriate
dignity, pursuant to Section 5.c., above.
D. If Human Remains are NOT Native American
1. The PI shall contact the Medical Examiner and notify them of the historic era
context of the burial.
2. The Medical Examiner will determing:
the PI and City staff (PRC 5097.98

ypropriate course of action with

internment of the human
EAS, the applicant/lando
Diego Museum of Man.

msultation with MMC,
group, and the San

A. If night and/or weeken
1. When night and/or 5 is i in the contract package, the

2.

untered during night and/or
cord the information on the CSVR and

ficant discovery.
gnificant Discoveries
termines that a potentially significant discovery has been
rocedures detailed under Section IIT - During Construction
covery of Human Remains shall be followed.

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

B. Ifnight and/or weekend work becomes necessary during the course of
construction
1. The Construction Manager shall notify the RE, or B, as appropriate, a
minimum of 24 hours before the work is to begin.
2. The RE, or B, as appropriate, shall notify MMC immediately.
C. All other procedures described above shall apply, as appropriate.
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V1. Post Construction
A. Preparation and Submittal of Draft Monitoring Report
1. The PI shall submit two copies of the Draft Monitoring Report (even if

negative), prepared in accordance with the Historical Resources Guidelines
(Appendix C/D) which describes the results, analysis, and conclusions of all
phases of the Archaeological Monitoring Program (with appropriate
graphics) to MMC for review and approval within 90 days following the
completion of monitoring, It should be noted that if the PT is unable to
submit the Draft Monitoring Report within the allotted 90-day
timeframe resulting from delays with ar is, special study results or
other complex issues, a schedule shall be submitted to MMC establishing
agreed due dates and the provisi ittal of monthly status
reports until this measure can

the Archaeological D
Monitoring Report.
b. Recording Sites with St

Recreation :
ng (on the appropriate State of

reation forms-DPR 523 A/B) any

Final Monftoring Report.
to the PI for revision or, for

responsible for ensuring that all artifacts are analyzed to
n and chronology as they relate to the history of the area; that
erial 1s identified as to species; and that specialty studies are
complefed, as appropriate.
3. The cost for curation is the responsibility of the property owner.
C. Curation of artifacts: Accession Agreement and Acceptance Verification
1. The PI shall be responsible for ensuring that all artifacts associated with the
survey, testing and/or data recovery for this project are permanently curated
with an appropriate institution. This shall be completed in consultation with
MMC and the Native American representative, as applicable.
2. The PI shall include the Acceptance Verification from the curation institution
in the Final Monitoring Report submitted to the RE or Bl and MMC.
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3. When applicable to the situation, the PI shall include written verification
from the Native American consultant/monitor indicating that Native
American resources were treated in accordance with state law and/or
applicable agreements. If the resources were reinterred, verification shall be
provided to show what protective measures were taken to ensure no further
disturbance occurs in accordance with Section IV — Discovery of Human
Remains, Subsection 5.

D. Final Monitoring Report(s)

1. The PI shall submit one copy of the approved Final Monitoring Report to the
RE or BI as appropriate, and one copy to MMC (even if negative), within 90
days after notification from MMC that the draft report has been approved.

2. The RE shall, in no case, issue the No "Completion and/or release of the

Performance Bond for grading until ig a copy of the approved Final
iithe Acceptance Verification

luding but not limited to, the
its:atid Building Plans/Permits
ior to the first preconstruction
t Deputy Director (ADD)

ify that the requirements for Paleontological
¢ appropriate construction documents.

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

11. Prior to Start of Construction
A. Verification of Records Search
1. The PI shall provide verification to MMC that a site specific records search
has been completed. Verification includes, but is not limited to a copy of a
confirmation letter from San Diego Natural History Museum, other
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institution or, if the search was in-house, a letter of verification from the PI
stating that the search was completed.

The letter shall introduce any pertinent information concerning expectations
and probabilities of discovery during trenching and/or grading activities.

B. PIi Shall Attend Precon Meetings

1.

Prior to beginning any work that requires monitoring; the Applicant shall
arrange a Precon Meeting that shail include the P1, Construction Manager
(CM) and/or Grading Contractor, Resident Engineer (RE), Building Inspector
(BI), if appropriate, and MMC. The qualified paleontologist shall attend any .
grading/excavation related Precon Meetin make comments and/or
suggestions concerning the Paleontologi '

appropriate, prior to the
Identify Areas to be Moni
Prior to the start of any w
Paleontological Monitoring
construction do
be monitored in
PME shall be ba

identified on the PME that could result in impacts to formations
with high and moderate resource sensitivity. The Construction Manager is
responsible for notifying the RE, P1, and MMC of changes to any
construction activities such as in the case of a potential safety concern
within the area being monitored. In certain circumstances OSHA safety
requirements may necessitate modification of the PME,

The P1 may submit a detailed letter to MMC during construction requesting a
modification to the monitoring program when a field condition such as
trenching activities that do not encounter formational soils as previously
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assumed, and/or when unique/unusual fossils are encountered, which may
reduce or increase the potential for resources to be present.

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

B. Discovery Notification Process

L.

C. Determination of Significanc
1.

IV.Night anc
AL TE n1ght
1.

2.

In the event of a discovery, the Paleontological Monitor shall direct the
contractor to temporarily divert trenching activities in the area of discovery
and immediately notify the RE or BI, as apptopriate.

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

The PI shall immediately notify
also submit written document
with photos of the resour

The PI shall evaluate the sig

etter to MMC mdlcatmg whether
determination of significance for

1t1:gated before ground
y will be allowed to resume.
e.g., small pieces of broken common shell

letter to MMC indicating that fossil resources will
I, and documented in the Final Monitoring Report.
hall also indicate that no further work is required.

ekend work is included in the contract

When night and/or weekend work is included in the contract package, the

extent and timing shall be presented and discussed at the precon meeting.

The following procedures shall be followed.

a. No Discoveries
In the event that no discoveries were encountered during night and/or
weekend work, The PI shall record the information on the CSVR and
submit to MMC via fax by 8AM on the next business day.

b. Discoveries
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- All discoveries shall be processed and documented using the existing
procedures detailed in Sections ITI - During Construction.

c. Potentially Significant Discoveries
If the PI determines that a potentially significant discovery has been
made, the procedures detailed under Section I - During Construction
shall be followed.

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

B. Ifnight work becomes necessary during the coutse of construction
1. The Constructlon Manager shall notify the RE; or B, as appropriate, a

negative), prep
describes the re
Paleontolo gical

vide written verification to the PT of the approved report.
1fy the RE or BI, as appropnate of receipt of all Draft

B. Handling of Fossil Remains

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

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

C. Curation of fossil remains: Deed of Gift and Acceptance Verification
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1. The PI shall be responsible for ensuring that all fossil remains associated
with the monitoring for this project are permanently curated with an
appropriate institution.

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

D. Final Monitoring Report(s)

1. The PI shall submit two copies of the Final Monitoring Report to MMC
{even if negative), within 90 days after notification from MMC that the draft
report has been approved.

2. The RE shall, in no case, issue the Notice of:Completion untll receiving a
copy of the approved Final Monitoring R “from MMC which includes
the Acceptance Verification from the cir

[MAIMLDR\EAS\MMRP'Paleo Private

The above mitigation monitoring and reporting
deposits to be collected prior to the issuance
final maps to ensure the successful completion
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HEARING OFFICER RESOLUTION NO.
COASTAL DEVELOPMENT PERMIT NO. 1308349
and SITE DEVELOPMENT PERMIT NO. 1308350
CAL COAST ACADEMY PROJECT NO. 372555 - [MMRP]

WHEREAS, CAL COAST ACADEMY RE HOLDINGS, LLC, a California Limited Liability
Company, Owner/Permittee, filed an application with the City of San Diego for a permit to allow the
construction of a new single-story school building on the subject property, addition of parking,
landscaping, retaining walls and other minor improvements on a site with a designated historical
resource, Historic Resources Board Site No. 391-Mount Carmel Raneh (as described in and by reference
to the approved Exhibits “A” and corresponding conditions of apptaval for the associated Permit Nos.
1308349 and 1308350), on portions of a 0.99 acre site;

WHEREAS, the project site is located at 11555
District Ordinance MF-1 zone in the Carmel Valle

WHEREAS, the project site is legally des
Range 3 West, San Bernardino Base and Meridian, ace
Diego, County of San Diego, State of California;

WHEREAS, on May 20, 2015, the
Development Permit No. 1308349 and Sit
Development Code of the City.of San Diego

NOW, THERE
follows:

evelopment will not encroach upon any existing physical

by the public or any proposed public accessway identified in a
Local Coastal Program and use plan; and the proposed coastal development will enhance
and protect public views to and along the ocean and other scenic coastal areas as specified
in the Local Coastal Program land use plan. The Cal Coast Academy proposes the
construction of a new single-story school building on the subject property, addition of parking,
landscaping, retaining walls and other minor improvements on a site with a designated historical
resource, Historic Resources Board Site No. 391-Mount Carmel Ranch. The proposed
development will not encroach upon or adversely affect any legal accessway within the Local
Coastal Program, the Neighborhood 8 Precise Plan, the Carmel Valley Community Plan, or the
City’s General Plan. The project abuts the existing east-west pedestrian/bicycle trail which is
identified in the Neighborhood 8 Precise Plan and the Carmel Valley Community Plan; however, -

Page 1 of 5
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the project does not encroach upon or impede the public’s use of the public trail. The proposed
project will not affect public views of the ocean or other protected scenic coastal arcas, as
specified in the Local Coastal Program, the Neighborhood 8 Precise Plan, the Carmel Valley
Commounity Plan, or the City’s General Plan in that these plans do not identify any public views
of the ocean or other protected scenic coastal areas from the project site. There are no public
views of the ocean or other protected scenic coastal areas from the project site. The project is
consistent with all applicable land use plans including the Neighborhood 8 Precise Plan, the
Carmel Valley Community Plan, the City’s General Plan, the Multiple Species Conservation
Program, and the Local Coastal Program.

2. The proposed coastal development will not adversely.affect environmentally sensitive
lands. The Cal Coast Academy proposes the constructi new single-story school building
on the subject property, addition of parking, landsca aining walls and other minor

improvements on 4 site with a designated historica, istoric Resources Board Site No.
391-Mount Carmel Ranch. The existing site w
and has remained in constant use since that t

swimming pool, agricultural out-buildings, ian ne arking areas and
drive aisles, and site walls and fenei existing residence,
garage, and out-building while ri ered former swimming pool, asphalt
struct a single-story school building

1ed siding, and porches and
structure contrasting with the
ttic, and the siding on the existing house is
chool structure will be vertical.

al species and is located outside of the
ct demgm comphes W1th the MHPA Adj acency

will protect such resources should they be discovered during
clude pre-construction consultation and on-site monitoring for

3. The proposed coastal development is in conformity with the certified Local Coastal
Program land use plan and complies with all regulations of the certified Implementation
Program. The Cal Coast Academy proposes the construction of a new single-story school
building on the subject property, addition of parking, landscaping, retaining walls and other minor
improvements on a site with a designated historical resource, Historic Resources Board Site No.
391-Mount Carmel Ranch. Specifically, the project will not affect coastal resources or access nor
will it contribute to the degradation of coastal resources. The project will comply with the
existing Storm Water Regional Board MS4 permit requirements/regulations and will reduce urban
run-off and pollutants reaching coastal resources such as Carmel Creek and the Los Pefiasquitos
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Lagoon. The on-site implementation of the Storm Water Regional Board MS4 permit
requirements/regulations will provide storm water infiltration, volume and sedimentation control,
and cleansing and will reduce downstream pollution and sedimentation. Therefore, the proposed
project will conform with the City’s Local Coast Program Land Use Plan and the regulations of
the certified Implementation Program.

4, For every Coastal Development Permit issued for any coastal development between
the nearest public road and the sea or the shoreline of any body of water located within the
Coastal Overlay Zone the coastal development is in conformity with the public access and
public recreation policies of Chapter 3 of the California Coastal Act. The Cal Coast Academy
proposes the construction of a new single-story school building on the subject property, addition
of parking, landscaping, retaining walls and other minor, vements on a site with a designated
historical resource, Historic Resources Board Site No, ount Carmel Ranch. The project site
is located more than two and half miles east of the g« is not located between the first
public roadway and the ocean. Implementation ¢ twill not alter the public access or
public recreation policies of Chapter 3 of the £ Therefore, the coastal
development is in conformity with the publi¢ decess and public recreation policies of Chapter 3 of
the California Coastal Act.

Site Development Permit - Section 126.0504

istoric Resources Board Site No. 391-Mount
the Carmel Valley Neighborhood 8 Precise Plan

uffer area which includes both equestrian and
en Space, as defined by the Precise Plan Open Space

TS No. 330346. The MHPA BLC was approved with the
provision that re rea from the MHPA would not release the applicant from having to
otherwise comply wi ty s MSCP Land Use Adjacency Guidelines. The proposed project
would be developed on previously disturbed land and would not impact or develop on existing
undisturbed open space and MHPA land; therefore, the proposed development will not adversely
atfect the applicable land use plans — Neighborhood 8 Precise Plan and Carmel Valley
Community Plan.

ministerial permit &

2. The proposed development will not be detrimental to the public health, safety, and
welfare. The Cal Coast Academy proposes the construction of a new single-story school building -
on the subject property, addition of parking, landscaping, retaining walls and other minor
improvements on a site with a designated historical resource, Historic Resources Board Site No.
391-Mount Carmel Ranch. The development will not be detrimental to the public health, safety,
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and welfare. The project, together with the existing surrounding land development, grading
design, provision of roadways, utilities, drainage infrastructure, preservation of open space, et
cetera, in the Neighborhood 8 Precise Plan and the Carmel Valley Community Plan area
conforms with the Municipal Code regulations and adopted City Council policies whose primary
focus is the protection of the public’s health, safety, and welfare. The project is consistent with
these policies and requirements and no deviations or variance is required to approve the project.
Additionally, the permit controlling the development and continued use of the development
proposed for this site contains conditions addressing the project compliance with the City’s
regulations and policies and other regional, state, and federal regulations to prevent detrimental
impacts to the public health, safety, and welfare. Compliance with these regulations along with
permit conditions, the Mitigation Monitoring Reporting Pro gram, and implementation of project
design features will result in a project which will not b mental to the public health, safety,
and welfare.

The grading proposed in connection with the d
lower slopes, slide damage, flooding, severe s
would affect public health, safety and wel
result of grading operations. Conditions i
all slopes to prevent erosion and to provide a

The project is adjacent to the M
MHPA Adjacency Guidelines w

gement zones consistent with the City
DC/MC) requirements. All brush
istent with the Landscape

es available, including police, fire,
i1l not have a significant unmitigated impact on

wiblic health, safety and welfare because the permit
continued use of the proposed Project for this sife contains

e Project compliance with the City’s codes, policies, regulations
ederal regulations to prevent detrimental impacts to the health,
safety and general we fpersons residing and/or working in the area. Conditions of approval
require compliance with"several operational constraints and development controls, the review of
all construction plans by professional staff to determine construction will comply with all
regulations and the inspection of construction to assure construction permits are implemented in
accordance with the approved plans and the final construction will comply with all regulations,
will assure the continued health, safety and general welfare of persons residing or working in the
area. Therefore, the Project will not be detrimental to the public health, safety, and welfare.

3.  The proposed development will comply with the applicable regulations of the Land
Development Code, including any allowable deviations pursuant to the Land Development
Code. The Cal Coast Academy proposes the construction of a new single-story school building
on the subject property, addition of parking, landscaping, retaining walls and other minor
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improvements on a site with a designated historical resource, Historic Resources Board Site No.
391-Mount Carmel Ranch. The Project site is within the MF-1 of the Carmel Valley Planned
District which allows a wide range of uses including the development and operation of
Kindergarten through Grade twelve schools. The use of the site as a school is appropriate and
consistent with the purpose and intent of the MF-1 zone development regulations as permitted
through a Site Development Permit and Coastal Development Permit. The Project complies with
all relevant regulations and no deviations are required to approve the Project. Therefore, the
proposed development will comply with the applicable regulations of the Land Development
Code.

BE IT FURTHER RESOLVED that, based on the ﬁndmgs hereinbefore adopted by the Hearing
Officer, Coastal Development Permit No. 1308349 and Site Development Permit No. 1308350 is hereby
GRANTED by the Hearing Officer to the referenced Owner. ee, in the form, exhibits, terms and
conditions as set forth in Permit Nos, 1308349 and 130834 opy of which is attached hereto and
made a part hereof. :

John S. Fisher
Development Project Manager
Development Services

Adopted on: May 20, 2015

Job Order No. 24004743

Page Sof 5
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RECORDING REQUESTED BY
CITY OF SAN DIEGO

DEVELOPMENT SERVICES
PERMIT INTAKE, MAIL STATION 501

WHEN RECORDED MAIL TO
PROJECT MANAGEMENT
PERMIT CLERK
MAIL STATION 501

L INE FOR RECORDER'S USE
INTERNAL ORDER NUMBER: 24004743 :

This Coastal Development Permit No. T
granted by the Hearing Officer of the City:
HOLDINGS, LLC, a

Diego Municipal C ect 5
11555 Clews Ranch g ed Dlstr t Ordmance MF-1 zone in the

Base and Meridian, according to Official
Piego, State of California.

- Tetaining walls and other minor improvements on a
urce, Historic Resources Board Site No. 391-Mount Carmel
1ze, dimension, quantity, type, and location on the approved
20, 2015, on file in the Development Services Department.

site with a designated
Ranch, described a:
exhibits [Exhibit “A”]°

The project shall include:
a. Construction of a new single-story school building on the subject property, addition of
parking, landscaping, retaining walls and other minor improvements on a site with a
designated historical resource, Historic Resources Board Site No. 391-Mount Carmel
Ranch;

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

Pagel of 9
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c. Off-street parking; and

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

STANDARD REQUIREMENTS:

fter the date on which all rights
ith Chapter 12, Article 6,
1] be void unless an
eet all SDMC
nis considered by the
ilized by [ENTER DATE including the appeal

1. This permit must be utilized within thirty-six (36
of appeal have expired. If this permit is not utilized 1
Division 1 of the SDMC within the 36 month perig

requirements and applicable guidelines in effet
appropriate decision maker. This permit must
time].

2. This Site Development Permit®
the eleventh working day following

4. rmit authorizing grading or construction of

ittee shall pay a fee to the Development Services

"Department for the LosPef s Watershed Restoration and Enhancement Program. The
enhancement fee shall b ted on the basis of site grading at a rate of $0.005 per square
foot for all areas graded, an additional rate of $0.03 per square foot for all impervious
surfaces created by the development. The enhancement fee shall be computed by the

Owner/Permittee and verified by the Development Services Department.

5. While this Permit is in effect, the subject property shall be used only for the purposes and
under the terms and conditions set forth in this Permit unless otherwise authorized by the
appropriate City decision maker,

Page?2 of 9
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6.  This Permit is a covenant running with the subject property and all of the requirements and
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and
any successor(s) in interest.

7.  The continued use of this Permit shall be subject to the regulations of this and any other
applicable governmental agency.

8.  Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee
for this Permit to violate any Federal, State or City laws, ordinances, regulations or policies

including, but not limited to, the Endangered Species Act of 1973.[ESA] and any amendments
thereto (16 U.S.C. § 1531 et seq.).

9.  The Owner/Permittee shall secure all necessary
informed that to secure these permits, substantial by
may be required to comply with applicable buildsz
State and Federal disability access laws.

10. Construction plans shall be in substantial con
modifications, or alterations to the ¢
application(s) or amendment(s) to th

11. All of the conditions contained in
necessary to make the findi

ecessary for the issuance of the proposed permit can
> condition(s). Such hearing shall be a hearing de

12.  The Owner/Permittec shall defend, indemnify, and hold harmless the City, its agents,
officers, and employees from any and all claims, actions, proceedings, damages, judgments, or
costs, including attorney’s fees, against the City or its agents, officers, or employees, relating to
the issuance of this permit including, but not limited to, any action to attack, set aside, void,
challenge, or annul this development approval and any environmental document or decision.
The City will promptly notify Owner/Permittee of any claim, action, or proceeding and, if the
City should fail to cooperate fully in the defense, the Owner/Permittee shall not thereafter be
responsible to defend, indemnify, and hold harmless the City or its agents, officers, and
employees. The City may elect to conduct its own defense, participate in its own defense, or
obtain independent legal counsel in defense of any claim related to this indemnification. In the
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event of such election, Owner/Permittee shall pay all of the costs related thereto, including
without limitation reasonable attorney’s fees and costs. In the event of a disagreement between
the City and Owner/Permittee regarding litigation issues, the City shall have the authority to
control the litigation and make litigation related decisions, including, but not limited to,
settlement or other disposition of the matter. However, the Owner/Permittee shall not be required
to pay or perform any settlement unless such settlement is approved by Owner/Permittee.

ENVIRONMENTAL/MITIGATION REQUIREMENTS:

13. Mitigation requirements in the Mitigation, Monitoring, ani
shall apply to this Permit. These MMRP conditions are hereby
reference. -

eporting Program [MMRP]

14. The mitigation measures specified in the MM,
Declaration No. 372555, shall be noted on the
heading ENVIRONMENTAL MITIGATION:

1 conditions of the‘MMRP shall be
ion measures described in the

“Construction (the “Green Book™), 2009
ents adopted by Regional Standards Committee.

18. Prior to the issuan uilding permit, the Owner/Permittee shall provide drive aisles
and parking stalls with an‘eagineered section of pavement that meets Fire Department H-20
loading requirements as shown on the approved exhibit “A,” in accordance with
recommendation of the project's geotechnical engineer, satisfactory to the City Engineer.

[9. Prior to the issuance of any building permit, the Owner/Permittee shall rehabilitate the
existing portion of DG access road per the recommendations of the project’s geotechnical
engineer, as shown on the Exhibit “A.” The rehabilitated section shall meet the Fire
Department’s H-20 loading requirement.
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20. Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City
Engineer.

21. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any
construction Best Management Practices necessary to comply with Chapter 14, Article 2,
Division 1 (Grading Regulations} of the San Diego Municipal Code, into the construction plans
or specifications.

ermittee shall submit a Water
ccordance with the guidelines

22. Prior to the issuance of any construction permit the Own
Pollution Control Plan {WPCP). The WPCP shall be prepar
in Appendix G of the City's Storm Water Standards.

LANDSCAPE REQUIREMENTS:

24.  Prior to issuance of any engine;
complete construction documents for
accordance with the Landscape Stan
Manual to the satisfaction of the Develop
substantial conforman : i

25, Prior to issuan

on documents consistent with the Landscape
r approval. The construction documents
:Construction plans shall provide an area of

sistent with Exhibit “A.” These landscape areas shall be clearly 1dentified
oted with dimensions and labeled as 'landscaping area.'

landscape areas co
with a distinct sym

27.  All required landscape shall be maintained in a disease, weed and litter frec condition at all
times. Severe pruning or “topping” of trees is not permitted unless specifically noted in this
Permit.

28. 'The Owner/Permitiee shall be responsible for the maintenance of all landscape
improvements shown on the approved plans, including in the right-of-way, consistent with the
Landscape Standards unless long-term maintenance of said landscaping will be the responsibility
of a Landscape Maintenance District or other approved entity.
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29. If any required landscape, including existing or new plantings, hardscape, landscape
features, et cetera, indicated on the approved construction document plans is damaged or
removed during demolition or construction, the Owner/Permittee shall repair and/or replace in
kind and equivalent size per the approved documents to the satisfaction of the Development
Services Department within 30 days of damage or the Certificate of Occupancy whichever
occurs first.

BRUSH MANAGEMENT PROGRAM REQUIREMENTS:

30. The Owner/Permittee shall implement the following require
Brush Management Program shown on Exhibit “A.”

sments in accordance with the

31.

The Brush Management Program shall be based gn a'Standard Zone One of 35 feet in width

lations of the Land
, shall vary from 11

Development Code, section 142.0412. Zone
feet 6 inches to 34 feet to the north or west pr
corresponding Zone Two of 88 feet 6 inches to 6
shall vary from 5 feet to 50 feet in width to the nort
Exhibit “A,” openings along north, ¢
tempered panes to compensate for the*
circumstances shall brush management
construction.

e upgraded to dual -glazed, dual
ment zones. Under no

required for the enginee
the property in substanti

le accessory structures, including, but not limited to fences,
, shall not be permitted while non-combustible, one-hour fire-
“Cessory structures may be approved subject to Fire Marshal

decks, trellises, gazebd sC
rated, and/or heavy-timber
approval.

PLANNING/DESIGN REQUIREMENTS:

35. A topographical survey conforming to the provisions of the SDMC may be required if it is
determined, during construction, that there may be a conflict between the building(s) under
construction and a condition of this Permit or a regulation of the underlying zone. The cost of
any such survey shall be borne by the Owner/Permittee.
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36.  All private outdoor lighting shall be shaded and adjusted to fall on the same premises
where such lights are located and in accordance with the applicable regulations in the SDMC.

TRANSPORTATION REQUIREMENTS:

37. No fewer than sixteen off-street parking spaces (twenty-four off-street parking spaces
provided; including two disabled accessible spaces), and six bicycle spaces shall be permanently
maintained on the property within the approximate location shown on the Exhibit “A.” All on-
site parking stalls and aisle widths shall be in compliance with requirements of the San Diego
Municipal Code, and shall not be converted and/or utilized for.any other purpose, unless
otherwise authorized in writing by the appropriate City deci aker in accordance with the
San Diego Municipal Code.

PUBLIC UTILITIES DEPARTMENT REQUIREM

e designed to meet
of the building

ithin a single lot al
d will be reviewed :

38. All proposed private sewer facilities loc
the requirements of the California Plumbing
permit plan check.

osed public water facilities in
City of San Diego Water and

30, The Owner/Permittee shall de
accordance with established criteria i
Sewer Facility Design Guidelines and

three feet in height at maturity shall be installed within ten
y water facifities.

PARK & RECREATION DEPARTMENT REQUIREMENTS:

43, The Owner/Permittee shall ensure there is no increase in brush management responsibility
placed on the adjacent City fee-owned property other than what currently exists as of June 13,
2014.

44.  Prior to issuance of any occupancy permit, the Owner/Permittee shall remove the hedge
planted on the adjacent City fee-owned open space.
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INFORMATION ONLY:

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

exactions have been imposed
position within ninety days of
rotest with the City Clerk

s Any party on whom fees, dedications, reservations, or of
as conditions of approval of this Permit, may protest
the approval of this development. permit by filing a3
pursuant to California Government Code-sectio

¢ This development may be subject to impaget
issuance.

APPROVED by the Hearing Officer of the City o
Officer Resclution No. HO-X3-C33
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Attachment &

Permit Type/PTS Approval No.: Coastal Development Permit No. 1308349
and Site Development Permit No. 1308350
Date of Approval: May 20, 2015

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES
DEPARTMENT

John S. Fisher
Development Project Manager

NOTE: Notary acknowledgment
must be attached per Civil Code
section 1189 et seq.

each and every condition of
wner/Permittee hereunder.

Owner/Permittee

Jan Dunning
Manager

NOTE: Notary acknow
must be attached per Civ
section 1189 et seq.

o.de
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ATTACHMENT 9

CARMEL VALLEY COMMUNITY PLANNING BOARD
Attn: Allen Kashani, CVCPB Secretary
13400 Sabre Springs Pkwy, Ste. 200
San Diego CA 92128
858-794-2571 / Fax: 858-794-2599

April 30, 2015

John Fisher, Project Manager
City cf San Diego

1222 First Avenug, MS 501
San Diego, CA 92101

Re: Cal Coast Academy
Project No.: 372555

Dear John:

The Carmel Valley Community Planning Board considered the abcve project on April 23, 2015,
This apglication presented an unusal dilemma for the board, which focused on two (2} major
issues of cancern for the project as follows:

l. Community Land Use Plan
Is the by-right educationai facility planned for the existing MF-1 site appropriate
considering the Community Plan?

Il Compatibility
Is the by-right educational faciity compatible to the existing surrounding uses,
specifically the CVREP and Clews Horse Ranch?

i Community Land Use Plan

The City's Carmel Valley Neighborhoods Composite Plan Land Use indicates that the
subject property is located in the CVREP/OS category of Neighbarhood 8. As projects are
proposed for development, an opportunity is presented to have parcels more consistent
to the community land use map. The site is zoned MF-1, which by right ailows the
applicant to propose a school. However, this remnant parcel of MF-1 is inconsistent with
the surrounding land uses and multi-family would most likely never be constructed on
such a small parcel with limited vehicular access, proximity to CVREP and compatibility
to the area. This site should have been zoned to be compatible to its surrounding land
uses and reflect a zone that would also allow a low impact schodt to be built,
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John Fisher, Projact Manager
April 30, 2015

Pg 2

| believe that land uses should be compatible and that a remnant piece that was either
overlooked or intenticnally left as is needs to be reviewed to be reflective of the
neighberhood and not as an isolated parcel. Notwithstanding my passion for
compafibility, | personally didn't have a problem with the use of the parcel as an
educational facility. The size of the facility, its architectural character to be respectful and
complimentary of the historic house and the limitation of the school population would be
an acceptable use in the CVREP. Even though some issues are still in need of further
details and the need of a guarantee that the proposed remedies will work could be a
worthy and controlled addition to CYREPR. '
Notwithstanding the need of Cal Coast to occupy their school sooner than going through
a lengthly rezone application, it would have been more consistent with the ather
croperties in the CYREP area to look at a rezone to a compatible use withoout losing the
right to construct a school rather than to leave the underlying zone MF-1. Would it be
acceptable to condition the application that the property will need to be re-zoned upon
cessaticn of an educational use? Was another zone considerad that would allow a
schooi?

Compatibility

Even though the schocl is a permiited use by right the underlying guestion is whether it is
compatiole o the existing land uses. Granted the land was zoned MF-1 back in 1984,
however the surrounding conditions are no longer as zoned in 1984. The board
discussed this issue for sometime and as the vote reflects there wasn't a clear cut
agreement on compatibility. It could be argued that the low impact deveiopment would
be more compatible to the surrounding land use than would a conventional mutti-family
project.

Another topic that is in need of further study and resolution is how does the school
become compatible to the horse ranch? While the horse riders say there is no
compatibility there must be a compromise solution gut there that takes into consideration
the issues that would disturb a rider, such as possible noise, surprise seeing of a
pedestrian or light reflection from cars inio the arena. Would landscaping or walls mitigate
this problem? Would the siting of the buildings io the South against the arena become a
physical barrier to lessan the impact of the possible noise, reflection and surprise
vigitors? Wouid the relocation of the vehicluar area further away from the arena (and
hidden by relocated buildings) remove the light reflection concern?

Thers was also considerable discussion and presentation on the fire threat that could
impact the area. We reviewad the experts’ analysis as submitted by the applicant and the
Clews. it was apparent that thers is a streng disagreement an this issue to the point that
it could be concluded that there shouldn’t be any developmani in the CVREP area, even
the horse ranch. This decision must be made by the Fire Marshall, but we would
appreciate knowing that the Fire Marshail had considerad all of the fire risk information
that was prepared by the applicant to the board at cur last meeting and as a final
response to the MND.



ATTACHMENT 9

John Fisher, Project Manager
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After considerable discuss of the presentation and hearing the testimony of both parties | made
the motion to Support a Coastal Development Permit and Site Development Permit to construct a
5,34C GF private school building for a maximum of 75 students. The existing historically
designated residence would rot be alterad by the project. Seconded by board member Farinsky.
After discussion of the motion, the motion failed 5-4-2. A consensus could not be reached on a
substitute motion, however this letter of our actions will help explain the difficultly in reaching a
decision. If there were further design evaluations and a reasonable and sincere resolution could
be implemented, the outcome cof the voting may have bsen different. Notwithstanding, it is
important to understand why members voted for or against the project.

The five (5) members that voted to support the project did so for the following general reasons:

The project is consistent with the use allowed in the MF-1 zone and is permitted.
Compatiability with the character of the area.

Historical preservation of the existing house.

Applicant had addressed questions raised by the board in the prior meeting such
as:

L

a. Noise
b. Daily activities of the school
C. Emergency avacuation plans
5. Canfirmation of property rights.
6. Cal Coast has made a sincere effort to accommodate the needs and issues of
Clew Horse Ranch in order to be good neighbors.
7. The use of shuttle bus service to lessen the impact of cars driving on the road.

However, the four (4) members that voted against the project did so because:

1. The project imposss an unreasonable level of disruption and impact (such as
noise and additional traffic) on the Claws Ranch.
2. Unresocived operational issues such as the drop-off and pickup location may

impact traffic flow on Carmel Country Road and may be inadequate for the added
use beyond much needed parking for the heavily used CVREP public trails. The
existing CVREP parking area, which can be used for the drop-off / pickup
purposes may be remcved in the potential future with the construction of the new
N8 Park. This will need to be confirmed.

3. The proximity of the school buildings to the CVREP trail will detract from the
intended remoteness and rural setting of the trail. Other projects along the trail
were raquired to have extensive setbacks Lo protect the trail,

4, Development of a school in that location is not in keeping with the open space
designatien for CVREP in the community’s land use plan.
5. The existing road to access the property is narrow and may creaie conflicts for

two-way traffic. Policing car speeds to 10 MPH may prove to be difficuit to
monitor. Evacuation in the event of fire may te challenging, even though the
school may be closed during rad flag days. It is important to note that the existing
road is already posted at 16 MPH and allows two-way traffic.

8. While Cal Coast has put considerabla thought into the project, many issues still
could use more detailed and guaranieed solutions.
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In conclusion, two members including myself abstained. Even though | can support the low-
impact educationai use and design of the project, | abstained because of the issue that the MF-1

zone is not compatible to the land use plan.

I do believe that further expioration may result in a project that wouid be acceptable to both
parties. No party will be completaiy satisfied, but & reasonable compromise could be reached, if

they are willing.

Sincerely,
Carmel Valley Community Planning Board

Frisco White, AlA, Chair

cc: Council District 1
Ted Shaw, Applicant's Representative
Bernard Turgeon, City of San Diego Planning
Daniel Monree, City of San Diego Planning
Christian Clews
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City of San Diego ) . .
Development Services Ownership Disclosure

1222 First Ave., MS-302
San Diego, CA 92101 Statement

Tur Grev o n Dese (610} 448-5000

Approval Type: Check appropriate box far fype of approvai (s) requestad: ]“ Neighborhood Use Permit X Coastal Develobment Permit

[ Neighborhood Development Permit IZSite Development Permit [ Planned Development Parmit Eanditional Use Permit
['jVarfance [ {Tentative Map [: Vesting Tentative Map [ _[Map Waiver [TILand Use Pian Amendment » "jOther _

Preject Title Proict No. For City Use Only
Cal Coast Academny _ Sorp -5 A 5%%
Project_Address: . [t

11555 Clews Ranéh Road, San Diego, CA 92130

By signing the Ownership Disclosure Statement, the owner(s) acknowladge that an application for a permit, map or other matter, as identified
above. will be filed with the City of San Diege on the subjegt property, with the intent to record an encumbrance against the property. Please list

below the owner(s) and tenant{s) (if appiicable} of the above referenced property. The list must include the names and addresses .of all persons
who have an interest in the property, recorded or otherwise, and state the type of property interest (e.g., tenants who will benefit from the permit, all
individuals who own the preperty). A signature is required of at least one of the property owners. Attach additional pages if needed. A signature
from the Assistant Executive Director of the San Diego Redevelopment Agency shall be required for alf project parcels for which a Disposition and
Developmeant Agreement (DDA) has been approved / executed by the City Council. Note: The applicant is responsible for netifying the Project
Manager of any changes in ownership during the time the application is being processed or considared. Changes in ownership are to be given to
the Project Manager at least thirty days prior to any public hearing on the subject properly. Failure 1o provide accurate and current ownarship
information could result irt a deiay in the hearing process. - :

Additional pages attached ]_j Yes [)Zz No

Name ot individual (ype of pring. . Mame o1 naviduan {type or prnt). -

[ 1Owner [ TenantiLessee . [ Hedev_el_opment,Agency o E: bwner [:; Tenant/i essan E Hedevelopmént Agency
Street Address: ' Street Address:
City/State/Zip: Cily/State/Zip:
Phone No: Fax No: Fhorie No: ‘ Fax No:
Signature : Date: Signature : vale: :
Name of Individual (type or print): - - Name of Individual (type or print):
[iOwner [ Tenantlessee [_|Redevelopment Agency [Tiowner | TenantLessee [_!Redeveiopment Agency
Street Address: Street Address:
City/State/Zip: o . . - City/State/Zip:
Phone No: . Fax No: Phong No: — Fax No:
Signaturs : Date: Signature : _ : Date:

Printed on recycled paper. Visit our web site at www.sandiego.gov/tlevelopment-services
Upon request, this information is available in alternative formats for persons with disabilities.
DS3-318 {5-05)




ATTACHMENT 1 0

Project No. (For City Use Only)

IR E

Project Title:
Cal Coast Academy

-'co_ﬁ' 'pieted when property |s held by a corporatlon or partnershlp 7

Legal Status (please check)
[%Corporation [‘gLimited Liability -or- [ General) What State? Corporate Identification No.
[ Partnership - :

By signing the Ownership Disclosure Statement. the owner(s) acknowledge that an application for a permit, map or other matter

as identified above, will be filed with the City of San Diego on the subject property with the intent to record an engumbrance against

7| 'the property.. Please list Below the names, titles and addresses of all persons who have an interest in the property, recorded or

otfierwise, and state the type of property interest (e.q., tenants who will benefit from the permit, all corporate officers, and ail partners
in a partnership who own the property}. A signature is required of at ieast one of the corporate officers or partners who own the
property, Attach additional pages if needed. Note: The applicant is responsible for notifying the Project Manager of any changes in
awnership during the time the application is being processed or considered. Changes in ownership are to be given to the Project
Manager at least thirty days prior to any public hearing on the subject property. Failura to provide accurate and current ownership
information could result in a delay in the hearing process. ~ Additional pages attached [ |Yes [X!No

Gorporate/Partnership Name (type or print):

Corporate/Partnership Name (type or print):
Cal Coast Academy-RE Holding, LLC

[ Owner [ TenantLessee [ Gwner [ Tenanv/Lessee

Street Address: Sireei Address:

11555 Clews Ranch Road .

City/State/Zip: City/State/Zip:

San Diego, CA 92130 - (d’S’P/ yP/l- PSFS3 -

Phone No: Fax No: Phone No: © Fax MNo:

( 858) 481-0882
Name of Corporate Officer/Pariner (type or prinf):

Jan Punning
=

Title (’rype or print):
Date: ¢ '
Sls/yy
—!r

Founder,
Corporate/Partnershlp Name { ype or print):

Name of Corporate Officer/Partner (type or print):

Title (type or print