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APPEAL OF THE HEARING OFFICER DECISION TO GRANT 
THE SACIDO CDP/SDP. PROJECT NO. 349884. Process Three. 

901 and 911 Skylark Drive 

Antonio Sacido 

Issue(s): Should the Planning Commission approve or deny an appeal of the Headng 
Officer's decision to approve the Sacido project located at 90 1 and 911 Skylark Drive 
within the La Jolla Community Plan area? 

Staff Recommendation: Deny the appeal and App~ove Coastal Development Per~it 
No. 1239886 and Site Development Permit No. 1239890. 

. . . . . ' . 

Community Planning Group Recommendation - The La Jolla Community Planning 
Association on November 6, 2014 voted 10:1:2 to recommend denial of the project. 

Environmental Review - The project was determined to be exempt pursuant to 
California Environmental Quality Act (CEQA) Guidelines Section15303 (New 
construction or conversion of small structures). This project is not pending an appeal of 
the environmental determination. The environmental exemption determination for this 
project was made on December 19, 2014 and the opportunity to appeal that determination 
ended January 6, 2015. 

Fiscal Impact Statement- No fiscal impact. All costs associated with processing the 
application are recovered through a deposit account funded by the applicant. 

Code Enforcement Impact- Neighborhood Code Compliance Division staff conducted 
inspections of the properties on June 29, 201 2 and August 9 and 10, 201 2. A Notice of 
Violation (NOV), dated August 16, 201 2, was issued to the property owner identifying 



violations of law by conducting unauthorized grading and construction activity on the 
premises without the required Coastal Development Permit, Site Development Permit, 
Grading Permit and Building Permit. 

Housing Impact Statement - No housing impact. The site is developed with single 
family structures consistent with the land use designation of the La Jolla Community 
Plan. • 

BACKGROUND 

The properties are located within the La Jolla Community Plan area. The La Jolla Community 
Plan Land Use map indicates the sites are designated for Very Low Density Residential 
development at a density range of 0-5 dwelling units per acre (Attachment 1 ). The sites are 
addressed as 901 and 911 Skylark Drive (Attachment 2). The two sites, a 0.29 acre site and 0.89 
acre site, are located in the RS-1-5 zone. Each property is developed with single family 
structures and accessory amenities typical of single family development (Attachment 3). The 
properties were created by a subdivision map recorded in 1957 and the subdivision was graded 
and public improvements constructed. Both properties are owned by one entity, Axapusco, LLC, 
a California limited liability company. 

Representatives of the Neighborhood Code Compliance Division conducted inspections ofthe 
properties on June 29, 201 2, August 9 and 10, 201 2. A Notice ofViolation (NOV), dated August 
16, 2012, was issued to the property owner identifying violations oflaw by conducting 
unauthorized grading and construction activity on the premises without the required Coastal 
Development Permit, Site Development Permit, Grading Permit or Building Permit (Attachment 
4). The grading and construction activity potentially impacted Environmentally Sensitive Lands 
(ESL) in the form of steep hillsides over an area of 0.3 acres of the premises. The unauthorized 
grading included excavation and placement of embankment along with the construction of a 
keystone retaining wall in excess of three feet in height. Concrete debris from the demolition of a 
patio at 911 Skylark Drive had been pushed and deposited down slope on pmiions of the 
premises. No erosion control measures using Best Management Practices had been implemented. 
Additionally, the prope1iy owner indicated the premises were being developed to be used as an 
event facility which is not a permitted use in the RS-1-5 zone. The proposed Coastal 
Development Permit and Site Development Permit are proposed to remedy the violation and 
entitle the prope1iies to be developed as indicated on the conceptual development plans. The 
cunent application was submitted and deemed complete on January 30, 2014 after an application 
on May 21, 2013 for an emergency Coastal Development Permit was denied by Development 
Services Department staff. 

On January 21, 2015 the Hearing Officer heard testimony from speakers in favor of and 
opposition to the proposed project. The Hearing Officer approved Coastal Development Permit 
No. 1239886 and Site Development Permit No. 1239890. 
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DISCUSSION 

Project Description 

The Sacido CDP/SDP project (Project) proposes to remedy the NOV, dated August 16, 2012, 
and to entitle the two sites to allow an adjustment to the property line between Lot 53 and Lot 52, 
and to allow construction of retaining walls, ramps, landscaping and pavement on two lots, and a 
pool/spa, staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck and pergola at 
911 Skylark Drive (Attachment 5). The plans submitted by the applicant indicate the project 
would comply with all requirements of the San Diego Municipal Code relevant to the proposal, 
and no deviations or variances are requested or are required to approve the Project. 

Required Approvals 

The Proj ect site is located within the Coastal Overlay Zone and as such a Coastal Development 
Permit is required for development on the propetiy. A Site Development Permit (SDP) is 
required where environmentally sensitive lands are present on the site. The Biology Letter 
Report submitted by the applicant's consultant indicates the site is mostly disturbed yet contains 
remnants of sensitive native vegetation. A ministerial Parcel Map is required to adjust the lot 
lines. 

Project Review 

Review of the Project included several technical reports, including a Biology Letter Repmi 
prepared by Merkel & Associates, dated May 12, 2014, and historical information relevant to the 
presence or absence of steep hillsides compiled in a letter, dated April 7, 201 4, by Farrington 
Engineering Consultants, Inc. 

The Biology Letter Report (Attachment 6) submitted by the applicant' s consultant indicates the 
site is mostly disturbed yet contains remnants of sensitive native vegetation. Given the possibility 
that sensitive veg.etation may have been present prior to the illegal construction activities, Merkel 
& Associates examined several sources for relevant information to establish the probable 
conditions at the sites prior to the illegal construction activities. This investigation included: 1) 
aerial photography using Bing Maps 2010; 2) regional vegetation data for the project vicinity 
using SanGIS 2013 data; 3) geological substrates and soil types mapped on the sites using 
SanGIS 2013 and USDA 2007, respectively; and 4) California Depatiment ofFish and Wildlife 
(CDFW) 2014 and 2013 California Natural Diversity Database and U.S . Fish and Wildlife 
Service (USFW) 2014 special status species records for the project vicinity. A physical survey 
by the biologist was also conducted. Three vegetation types and one land use (urban/developed) 
were identified within the study area: Disturbed habitat, Non-native vegetation and Eucalyptus 
woodland. Four sensitive plant species were identified on the site. No City narrow endemic 
species were identified within the study area or have at least a moderate potential to occur within 
the area predominantly due to the lack of suitable habitat and/or soils. No sensitive fauna species 
were observed or detected during the survey. Two sensitive bird species, Cooper' s hawk and 
Nuttall ' s woodpecker are urban adapted species yet were not observed, but may utilize the site 
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for foraging and possibly nest. No other sensitive wildlife species are expected to utilize the site. 
No jurisdictional wetlands or non-wetland resources were observed or are expected to occur on 
the site. No wildlife corridors occur on the site. The site is not located within or adjacent to the 
Multi-Habitat Planning Area. The three vegetation types and land use are categorized as Tier IV 
habitat types and mitigation is not required for impacts to Tier IV habitat types. 

The background information prepare.d by Mark Farrington, Registered Professional Engineer, 
Farrington Engineering Consultants, Inc. (FEC) and reviewed by city staff is relevant to the 
presence or absence of steep hillsides. This historic information included: a search of city 
records, results from an interview with retired Professional Engineer Mr. Eugene F. Cook who 
practiced civil engineering during the period the subdivision was created and improved with 
public roads, a Geotechnical Investigation, dated July 27, 2007, prepared by TenaPacific 
Consultants, Inc. for the site at 911 Skylark Drive, and a site specific slope analysis for the 
project site. The information presented by FEC supports the conclusion the project site was 
previously graded and does not contain steep hillsides as defined by the Land Development Code 
section 113.0103 (Attachment 7). Development Services staff reviewed the information provided 
by FEC and concurs with these conclusions. 

On January 22,2015 Mr. Leland Wiesner filed an appeal (Attachment 8) and on February 3, 
2015 the La Jolla Community Planning Association also filed an appeal (Attachment 9). Both 
appellants established the right to appeal by attending and speaking at the Hearing Officer 
hearing on January 21, 2015 . 

Appeal filed by Leland Wiesner (Attachment 8) 

Issue 1: Coastal development would adversely affect environmentally sensitive lands. 

Staff Response: As required by SDMC Section 143.011 3 the applicant provided information 
required to determine the existence and location of environmentally sensitive lands 

Regarding the presence of environmentally sensitive lands in the form of steep hillsides, SDMC 
Section 113.0103 defines steep hillsides as follows: "Steep hillsides means all lands that have a 
slope with a natural gradient of 25 percent ( 4 feet of horizontal distance for every 1 foot of 
vertical distance) or greater and a minimum elevation differential of 50 feet, or a natural gradient 
of 200 percent (1 foot of horizontal distance for every 2 feet ofvertical distance) or greater and a 
minimum elevation differential of 10 feet. " 

Attachment 6 presents conclusive information the site was previously graded and therefore the 
slope on the property is not a slope with a natural gradient of25 percent, therefore steep hillsides 
do not exist on the property (underline added). Staff review ofthis information concluded the site 
does not contain steep hillsides. 

Regarding the presence of environmentally sensitive lands in the form of sensitive biological 
resources, a site-specific impact analysis was conducted by a qualified Biologist and a Biological 
Survey was provided by Merkel & Associates, dated May 12, 201 4, in accordance with the 
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Biology Guidelines in the Land Development Manual. The Biological Survey concluded the 
impacts to Tier IV habitat are not considered significant under CEQA and do not require 
mitigation, as specified in the City's Significance Determination Guidelines. Based on the 
information submitted, in accordance with the Biology Guidelines, the site contains Tier IV 
habitat and no mitigation is required. The proposed project does not require mitigation and is 
consistent with the Environmentally Sensitive Lands regulations. The Project would not 
adversely affect environmentally sensitive lands. 

Issue 2: Proposed development adversely affects land use plan. 

Staff Response: The adopted La Jolla Community Plan designates this site for residential use and 
the Project is consistent with this use. The Project as proposed conforms to a number of goals 
included in the Residential Element of the La Jolla Community Plan (adopted 2004). These goals 
include: 

• Provide a high quality residential environment in La Jolla that respects its relationship to 
the sea, to hillsides and to open space. 

• Promote the development of a variety of housing types and styles in La Jolla. 
• Maintain the character of La Jolla's residential areas by ensuring that redevelopment 

occurs in a manner that protects natural features, preserves existing streetscape themes 
and allows a harmonious visual relationship to exist between the bulk and scale of new 
and older structures 

The Project is designed to exemplify high quality residential architecture that would promote and 
support the high quality residential environment in La Jolla and would respect the relationship to 
the manufactured hillside where the proposed Project is located. Furthermore, the Proj ect would 
create a harmonious visual relationship to exist between the bulk and scale of new and older 
structures by being within the range of bulk and scale of the other surrounding high quality 
single family residential homes. 

The Design Principle section of the La Jolla Community Plan states: "Within the limitations 
implied above, originality and diversity in architecture are encouraged. The theme 'unity with 
variety' shall be a guiding principle. Unity without variety means simple monotony; variety by 
itself is chaos. No structure shall be approved which is substantially like any other structure 
located on an adjacent parcel. Conversely, no structure would be approved that is so different in 
quality, form, materials, color, and relationship as to disrupt the architectural unity of the area." 
The Project would be harmonious with many of the homes in the suiTounding community. 

According to the Community Character section of the Residential Element: "Single dwelling unit 
residential development in La Jolla covers a spectrum of densities and architectural styles and 
expressions. One of the more critical issues associated with single dwelling unit development is 
the relationship between the bulk and scale of infill development to existing single dwelling 
units. New construction of single dwelling unit homes have tended to be larger in size than the 
traditional development in some neighborhoods." 
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The Project would create a development compatible with the existing residential scale of the . 
surrounding neighborhood by constructing a structure less than the maximum height limit 
allowed and would be compatible with the existing bulk and scale of the surrounding newer 
single family residences. By complying with the height limits and surrounding scale, the Project 
would promote good design and would create harmonious visual relationship and transitions 
between new and older structures in the neighborhood. 

The Project would conform to the landscape and streetscape guidelines as identified in the 
residential element of the La Jolla Community Plan and in Appendix E of the La Jolla 
Community Plan. The La Jolla Community Plan recommends the application of minimum side 
and rear yard setback requirements to achieve a separation between structures from adjacent 
properties in order to prevent a wall effect along the street face as viewed from the public right­
of-way. Furthermore, side yard setbacks should be incrementally increased for wider lots. The 
Project would implement these recommendations by complying with all required setbacks. 
Therefore, in consideration of all the foregoing, the proposed development would not adversely 
affect the applicable land use plan. 

Issue 3: Proposed development is detrimental to public health, safety and welfare. 

Staff Response: The Project would be issued construction permits only after city staff determines 
the proposed plans met all relevant local and state construction codes to assure the protection of 
the public health, safety and welfare. These include, yet are not limited to, City of San Diego 
regulations for grading and state of California Uniform Building Code, Electrical Code and 
Plumbing Code. The permit controlling the development and continued use ofthe project for this 
site contains specific conditions addressing project compliance with the City' s codes, policies, 
regulations and other regional, state, and federal regulations to prevent detrimental impacts to the 
health, safety and general welfare of persons residing and/or working in the area. Conditions of 
approval require compliance with operational constraints and development controls. All 
construction plans will be reviewed and inspected by professional staff to assure compliance 
with all regulations. These requirements would assure the continued health, safety and general 
welfare of persons residing or working in the area. 

Issue 4: Grounds for development are upon protected steep slopes and should not be allowed. 

Staff Response: As required by SDMC Section 143.0113, the applicant provided the information 
required to determine the existence and location of environmentally sensitive lands. For 
additional information, please refer to the staff response to Issue 1 above. 

Issue 5: Factual basis for permit is flawed as area studied by experts was disturbed prior to 
permit application and needs more weight on community review in lieu of reports, as a matter of 
policy. 

Staff Response: Regarding the presence of environmentally sensitive lands, as required by 
SDMC Section 143.0113, the applicant provided the information required to determine the 
existence and location of environmentally sensitive lands in accordance with Section 
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112.0102(b). For additional information, please refer to the staff response to Issue 1 above. 

Appeal filed by La Jolla Community Planning Association (Attachment 9) 

Issue 1: Findings cannot be made. 

Staff Response: Draft findings were provided to the Hearing Officer in the draft resolution in the 
Report to the Hearing Officer, Report No. H0-15-007, as Attachment 6. These findings are 
provided herein addressed to the Planning Commission as Attachment 10. Please also refer to the 
staff response to Mr. Wiesner's issue number 2 above. Staff 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 ofthe Land Development Code. The findings 
necessary to deny the appeal and approve the project are provided in the draft resolution. 

Issue 2: Proj ect not compatible with the Neighborhood Character of the La Jolla Mesa Vista 
Subdivision (Community Plan). 

Staff Response: The Project site includes two single family properties developed with a single 
family structure each and typical single family accessory improvements, landscaping, patios, and 
a swimming pool. The Project proposes to allow an adjustment to the property line between Lot 
53 and Lot 52 and to allow construction of retaining walls, ramps, landscaping and pavement on 
two lots, and a pool/spa, staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck 
and pergola at 911 Skylark Drive. Staff 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. The improvements proposed by 
the Proj ect are commonly found in single family developments. 

The Proj ect is not incompatible with the neighborhood character of the La Jolla Mesa Vista 
subdivision. The adopted La Jolla Community Plan designates this site for residential use and the 
Project is consistent with this use. The Project as proposed conforms to a number of goals 
included in the Residential Element of the La Jolla Community Plan (adopted 2004). Please also 
refer to the staff response to Mr. Wiesner's issue number 2 above. For additional information, 
please refer to the draft resolution, Site Development Permit finding number 1 and Coastal 
Development Permit finding number 3 found in Attachment 8. 

Staff maintains the findings necessary to deny the appeal and approve the project are provided in 
the draft resolution. 

Issue 3: Insufficient parking for guest quarters due (to) the special circumstances of the lack of 
parking in the cul-de-sac. 

Staff Response: According San Diego Municipal Code Section 141.0306 Guest Quarters or 
Habitable Accessory Buildings, which regulates guest quarters, parking for guest quarters is not 
required. The parking required for the existing single family structures is provided in existing 
garages on the site. Only the site at 901 Skylark Drive proposes a guest quarters. Should a guest 
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visiting at 901 Skylark Drive require parking, parking is available on the private driveway within 
the private property and also in the existing public right-of-way. Although the public right-of­
way adjacent to the site is in fact a cul-de-sac and the physical dimensions of the cul-de-sac are 
limited, this is not a basis for denying a proposed guest quarters which complies with all the 
relevant regulations. 

No additional information was provided by the La Jolla Community Planning Association to 
elaborate upon the issues cited in their appeal. 

Conclusion 

Staff 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 suppmi approval of the project 
(Attachment 1 0) and draft conditions of approval (Attachment 11 ). Staff recommends the 
Planning Commission deny the appeal and approve Coastal Development Permit No. 1239886 
and Site Development Permit No. 1239890. 

ALTERNATIVES 

1. Deny the appeal and Approve Coastal Development Permit No. 1239886 and Site 
Development Permit No. 1239890, with modifications. 

2. Grant the appeal and Deny Coastal Development Permit No. 1239886 and Site 
Development Permit No. 1239890, if the findings required to approve the project 
cannot be affirmed. 

Respectfully submitted, 

Mike Westlake 
Assistant Deputy Director 
Development Services Department 

VACCHVJSF 

Attachments: 

1. Community Plan Land Use Map 
2. Project Location Map 
3. Aerial Photograph 
4. Notice of Violation, dated August 16, 201 2 
5. Project Plans 
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6. Biology Letter Report 
7. Background site information, FEC, Inc., dated April 7, 2014 
8. Appeal of Mr. Leland Wiesner, dated January 22, 2015 
9. Appeal of La Jolla Community Planning Association, dated February 3, 2015 
10. Draft Permit Resolution with Findings 
11. Draft Permit with Conditions 
12. Environmental Exemption 
13. Community Planning Group Recommendation 
14. Project Data Sheet 
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To see all the details that are visible on the 
screen, use the "Print" link next to the map. 
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T HE C ITY OF SAN D IEGO 

August 16, 201 2 

N TICE FV OL~TION 

Location: 

APNNO.: 

Property Owner: 
Agent for Service: 
Address: 

Property Owner: 

Responsible Party: 
Address: 

Zone: 

901 Skylark Drive 
911 Skylark Drive 

357-461-15 
357-461-16 

Axapusco LLC 
Miguel Leff 
875 Prospect Street, Suite 204 
La Jolla, CA 92037 

Axapusco LLC 
5920 Camino De La Costa 
La Jolla, CA 92037 

Antonio Sacido Biasco 
901 Skylark Drive 
La Jolla, CA 92037 

RS-1-5 

I 

Representatives of the Neighborhood Code Compliance Division co~ducted inspections of the 
above referenced premises on June 29,2012, August 9, 2012, and A4gust 10,2012. 

The specific elements in violation include, but may not be IimitcJ to, the following: 
l 

You have violated the law by conducting unauthorized grading and c;onstruction activity on the 
premises without required Coastal Development Pe1mit, Site Development Permit, Grading 
Permit and Building Permit. The grading and construction activity if cluded impacts to 
Environmentally Sensitive Lands (ESL), steep hillsides, and has impacted an area approximately 
0.3 acres in size. The unauthorized grading and construction activi~ included excavation and 
placement of fill for which the depth or height at any point from the lowest grade to the highest 
grade is more than 5 feet measured vertically along with the construdtion of a keystone retaining 
in excess of three feet in height. Concrete debris from the demolitior of a patio surrotmding the 
swimming pool at 911 Skylark Drive has been pushed and deposilel down slope on portions of 

I 
Neighborhood Code Compliance Divi~ion 

1222 First Avenue, 5th floor, MS 511 • Son Diego, California 92 101-4 101 
Tel (6 19} 236-5500 Fo< (6 19) 533-6142 I 



Notice of Violation 
901 and 911 Skylark Drive 
August 16, 20 12 
Page 2 

ATTACHMENT 4 

the lots that contain ESL steep hillsides. No erosion control measures using Best Management 
Practices (BMP) have been implemented. Additionally, the property owner indicated the 
premjses are being developed to be used as an event facility which is not a permitted use in the 
RS-1 -5 zone. 

In accordance with the San Diego Murucipal Code (SDMC) this is to notify you that the 
following violations were observed. 

SDMC Sec. 

121.0302(a) 

121.0302(b) 

126.0502 

126.0505 

Violation Description & Location 

Required Compliance with the Land Development Code 
It is unlawful for any person to maintain or use any premises in 
violation of any of the provisions of the Land Development Code, 
without a required permit, contrary to permit conditions, or without 
a required variance. 

It is unlawful for any person to engage in any of the following 
activities, or cause any of the following activities to occur in a 
manner contrary to the provisions of the Land Development Code: 

( 1) To erect, place, construct, convert, establish, alter, use, 
enlarge, repair, move, remove, equip, maintain, improve, 
occupy, or demolish any premises; 
(2) To grade, excavate, clear, fill, grub , build an 
embankment, construct slopes, or distmb sensitive natural or 
biological resources on any lot or premises; or 
(3) To change density or intensity of the use of land; or 
( 4) To maintain or allow the existence of any condition that 
creates a public nuisance. 

·when a Site Development Permit Is Required 
Failure to obtain the required Site Development Pennit for 
development/grading where the lot contains environmentally 
sensitive lands. 

Violations of a Site Development Permit 
It is unlawful for any person to maintain, use, or develop any 
premises without a Site Development Permit if such a permit is 
required for the use or development, or to maintain, use, or develop 
any premises contrary to the requirements or conditions of an 
existing Site Development Permit. Violation of any provision of 
this division shall be subject to the enforcement provisions 
contained in Chapter 12, Atiicle 1. Violations of this division shall 
be treated as strict liability offenses regardless of intent. 
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126.0702(a) 

126.0723 

129.0111 

129.0202 

129.0602 

ATTACHMENT 4 

When a Coastal Development Permit Is Required 
Permits Issued by the City. A Coastal Development Permit issued 
by the City is required for all coastal development of a premises 
witrun the Coastal Overlay Zone described in Chapter 13, A.lticle 
2, Division 4, unless exempted by Section 126.0704, or if the 
proposed project site lies completely witrun the Coastal 
Commission Permit Jurisdiction or the Defened Certification Area 
as described in Section 126.0702(b). 

Violations of a Coastal Development Permit 
It is unlawful for any person to maintain, use, or undertake coastal 
development on any lot or premises without a Coastal 
Development Permit if such a permit is required for the use or 
development or to maintain, use, or develop any premises contrary 
to the requirements or conditions of an existing Coastal 
Development Pe1mit. Violation of any provision of this division 
shall be subject to the enforcement provisions contained in Chapter 
12, Article 1. Violations of tills division shall be treated as strict 
liability offenses regardless of intent. 

Failure to obtain the required building inspections and approvals 

Failure to obtain the required building permit fo r stmctural work. 

When a Grading Permit is Required 
A Grading Permit is required for the following work: 
(b) Any grading required for the restoration of unauthorized 
grading; 
(e) Any grading that includes the following conditions: 

(1) Excavation or fill that results in a slope with a gradient 
of 25 percent or greater ( 4 horizontal feet to 1 vertical foot) 
and for which the depth or height at any point is more 
than 5 feet measured vertically at the face ofthe slope from 
the top of the slope to the bottom of the slope; 
(2) Excavation or fill for which the depth or height at any 
point from the lowest grade to the highest grade at any time 
during the proposed grading is more than 5 feet measured 
vertically; 
(5) Grading that adversely affects the existing drainage 
pattern by altering the drainage pattern, concentrating 
runoff, increasing the quantity of runoff, or increasing the 
velocity of runoff to adjacent properties. 
(6) Placing fill material that contains more than 5 percent, 
by volume, ofbroken concrete, asphalt, masonry, or 
constmction debris. 
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131.0420 

142.0103 

142.0144 

142.0146 

142.0147 

142.0202 

ATTACHMENT 4 

(7) Placing fill material that has any piece larger than 12 
inches in any direction. 

Use Regulations of Residential Zones 
(a) Within the residential zones, no structure or improvement, or 

p01tion thereof, shall be constructed, established, or altered, nor 
shall any premises be used or maintained except for one or more of 
the purposes or activities listed in Table 131-04B. It is unlawful to 
establish, maintain, or use-any premises for any purpose or activity 
not listed in this section or Section 131.0422. 

\Vhen a Permit Is Required for Grading 
(a) A Grading Permit is required for any grading work specified in 
Section 129.0602. 

Grading Within Environmentally Sensitive Lands 
Grading within environmentally sensitive lands shall comply with 
Chapter 14, Article 3, Division 1 (Environmentally Sensitive 
Lands Regulations. 

Erosion, Sedimentation, and \Vater Pollution Control 
(a) All grading work shall incorporate erosion and siltation control 
measures in accordance with Chapter 14, A1ticle 2, Division 4 
(Landscape Regulations) and the standards established in the Land 
Development Manual. 
(b) All development shall be conducted to prevent erosion and stop 
sediment and pollutants from leaving the work site. The property 
owner is responsible to implement and maintain temporary and 
permanent erosion, sedimentation, and water pollution control 
measures to the satisfaction of the City Manager, whether or not 
such measures are a pati of approved plans. The property owner 
shall install, monitor, maintain, and revise these measures, as 
appropriate, to ensure their effectiveness. Controls shall include 
measures outlined in Chapter 14, Article 2, Division 2 Storm 
Water Runoff Control and Drainage Regulations) that address the 
development's potential erosion and sedimentation impacts. 

Revegetation Requirements 
All graded areas including manufactured slopes and disturbed 
areas other than manufactured slopes shall be revegetated in 
accordance with Chapter 14, Article 2, Division 4 (Landscape 
Regulations). 

When Drainage Regulations Apply 
This division shall apply to all development in the City, whether or 
not a permit or other approval is required. 
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142.0305(b) 

143.0110 

143.0112 

143.0160 

ATTACHMENT 4 

Storm Water Runoff Control 
(a) All development shall comply with Munic ipal Code Chapter 4, 
Article 3, Division 3 (Stormwater Management and Discharge 
Control). . 
(b) All development shall be conducted to prevent erosion and stop 
sediment and pollutants from leaving the propetiy to the maximum 
extent practicable. The property owner is responsible to 
implement and maintain temporary and petmanent erosion, 
sedimentation, and water pollution control measures to the 
satisfaction of the City Manager, whether or not such measures are 
a part of approved plans. The property owner shall install, 
monitor, maintain, and revise these measures, as appropriate, to 
ensure their effectiveness. Controls shall include the following 
measures that address the development's potential erosion, 
sedimentation, and water pollution impacts. 

(1) Erosion prevention. 
(2) Sediment control. 
(3) Phased grading. 

Requirements for Retaining \Valis with a height greater than 3 
feet 
Any retaining wall with a height of 3ft or greater requires a 
building pe1mit. 

\Vhen Environmentally Sensitive Lands Regulations Apply 
This division applies to all proposed development when 
environmentally sensitive lands are present on the premises. 
(a) Where any portion of the premises contains any ofthe 
following environmentally sensitive lands, this division shall apply 
to the entire premises, unless otherwise provided in this division: 

(l)Steep hillsides. 

It is unlawful to begin development on a premise that contains 
Environmentally Sensitive Lands without submitting the required 
documentation and obtaining the applicable development permit or 
an exemption, as required pursuant to the Environmentally 
Sensitive Lands Regulations. No development permit application 
may be processed until the enforcement action has been concluded. 

Violations and Remedies 
The provisions of this division shall be enforced pursuant to 
Chapter 12, Ati icle 1, Division 2, Enforcement Authorities for the 
Land Development Code. 
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ATTACHMENT 4 

You are hereby ordered to correct the violations by completing the following actions set 
forth below: 

Immediately: cease all grading and retaining wall constmction activity, and other landscaping 
activity on the rear pOtt ion of the premises containing steep hillsides. 

Immediately: provide erosion control measures, utilizing Best Management Practices (BMPs), 
to contro l drainage from the property to avoid erosion, scour, and resulting siltation as 
recommended by a qualified professional. 

In order to correct the violations, you shall obtain a Coastal Development Permit/, Grading 
Permit for restoration of the site. 

This matter has been referred to the City Attorney's office for further enforcement action. 

Be advised that there is a reinspection fee ($269.00 or $288.00) to recover costs for additional 
inspection services in accordance with San Diego Municipal Code, Section13.0103. A bi ll fo r 
this service will be mailed to you immediately following the third (3rd) scheduled inspection. 

If~yo~u ha: any questions, please call me at (619) 236-6880. 

L e nnett 
L De /lopment Investigator II 

LS/ta 

cc: File 

NC# 207365 
NC# 206436 

I 

This information will be made available in alternative formats upon request. 

90_911 SkylarkSt_nccdl27_trs 
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ATTACHMENT 5 ATTACHMENT 5 

SACIDO RESIDENCE 

CONCEPTUAL LANDSCAPE PLAN 
Revegetation Plan Eros1on Control Plan 

See Sheet L-2 for Note:, Jnd Legends 
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SIT£ SPECIFIC DATA' -
"""" QO.J.<Ull'"""'" .. "' (<n) 
KN<IlCIII .. ,. 

t<JU- (WARS) 

PERMANENT POST-CONSTRUCTION BMP NOTES 
\. OPER~Tiot< MD MI>IH"I£HmcE SI<AU. B< S<CUFIEO BV m .:XECU"I£0 mD FIECOR<Irn STM~ WA"Im 
MJO<AGEMEIH AND OISI:HAAO( OOillROO. ~AIHIE!!I.!!Ct I.GREEMENT (S'III.IOC~A), OR JO<OTJ<£l! MEOfmSI\ 
""PROV<ll BY li<E CITY !:H<>HEER, TI<AT A59JRE$ N.1. PfRJ.\JO<BlT ""P"S V.LJ. BE WJHTAINOD \N 
P"E"'EMTY. Prn TI<E tMO Dt\'ELOPMEIIT MJO<UM. Sloru.\ WATER STJO<DAAD"-

2. P<RMAHE><T POST CONSTI<UCTiot< ""' OEIOCES 0><0\\N 011 P\.AN !><N.J. NOT BE MOVED "" MODI~OD 
V."THOUT "THE .._..ROVA\. Of" li<E "'1"1" ENC\HE:m M """IDENT BIG\NE<R AND TI<E ONO\NE>:R Of" l'ORI<. 

EROSION AND SEDIMENT CONTROL NOTES 
!EI.IPOIWIY EflOSION/SEOIMBIT WlllR<X.. PROOR TO COMPLETIOII OF ~HAL IMPR<MJ..\ENTS. SltiU BE 
P[flFOR"Ell SV lHE OOOlRACTOR "" OUA!J~EU PrnSON AS INDICATEO I!ELOYt. 

I. I.I.L REOUIRWEHTS Of" li!E "'""Of" SAA DIECO "L.AHO OEI<UOPI.!£NT MANUAl. STOR~ WAIDI 
STAI!OAAOS" ~UST BE INCORPOAATI'll .. TO THEe D<SION AND CONSTRIJCfiOil OF lHE PROPosED 
GAADINGj1~PfiO....,_,ENTS CONSISTENT "'TH TI<E APPROV<ll STOR" WArER POI.lUfiON PRE~IIOH Pl.AN 
{SWI'PP) AND/OR WArER f'W.UHON CO!HROt. Pl.AN {\\!'Of') FOO CONSTIWCHON !.EVE\. ~"P"S ANI! FOO 
PER~ANENT POST CONSffiUCHOil rnE .. :iii<NT C<INrnOL PEI!IJANENT BIIP"S. THEe WA"Im QliAUTY rEt:HNICAC 
REPO!H(WTR) lrM'PUOASt.E. 

2. FOR STOR" ORAJH INlETS, PRO..,OE A ORAVEC BAG ~LT """" II.IIIOliATECY UPSTRI'AI.I OF" t!<l.ET AS 
INOICArEOOND<T"'L.S. 

J. FOA IIlllS lOOArED AT SIJ"PS AOJACE><T TO TOP Of SCOP<S, 11<1: eo«IRIIC;OO SHAll. 'NSURE 111111 
WA"Im DRAI .. NG TO TI<E SUMP IS OIIIEOIEU INTO THE INU:T 1.1<0 THAT A ~INIMUW OF \.00" miTBDAAD 
EX1STS AND IS WI-INTAJNED AtlO\"E TI<E TOP OF TI<E IHL£T. If mWlOAAD IS NOT PROWlED BY GRADiNG 
:,:g~ .,ooD,:r~ PL.ANS, TI<E COIITI!ACTOR SI<AU. PR<l..,DE IT '" """P""AAY ~EI.S\IRES. I.E. GRAVEl 

4. THE CONTRACTOR OR OUMJBED PERSON SHALl. BE I!ESPON~Bl£ roo Cl£N!UP Of ~LT I.NO MUD ON 
ADJ.\CENT SllliTT{S) AND STOOII lllWH SYS""" DUE TO CONSffiUCHOO ACH..,n'. 

S. lllE CONTRACTOR OR Q\II.!JREO PERS<IN SHI.!J. OHEOj( mo M"'HTAJN All lJHED AND UNIJI<EO DiTCHES 
~EI.Cillt'JNFALL 

•• THE CONffiACTOR 511AI.L R€MOVE SilT AND OE6RIS A!'JEll £ACil ~AJOR RAINFALL 

>. EQUIPMENT 111!0 \lOOKERS F"" El.OE!lGENCY WOAK SltAU. BE ~AOE AV/IJL.ABL£ AT 1.1.1. HilES llURINO 
Jl{E RAlNY SU.S<IN. 1.1.1. NEcEs:MRY MAIERIAI.S SIII.!J. BE STOOI<PilOD OH SirE AT C<lH.....,ENT l<><:.AHONS 
TO FAC\UTATE RAI'ID COilST!llJCHOH Of" 1EMPORARY DrnCES MIEN RAJH IS IM"INENT. 

El. TI<E CIJNTRACTO!l !>!AU. RESTORE ALJ. E!IO~OO/Sf;DI"<HT CONTROl. OE~CEl; TO """'l<lNO OODrn TO 
THE SAliSFACTJOO OF HI< CITY <HOIN!U oR II'O~OOIT OIC\HWl AfTER EAO! RUH-OFF PRODUCING 
RNNFAI.L 

0. TI<E OOOTRACTCR !>IALJ. INSTAll. A<lllll\01<>1. <RO~OIIj:S£01MENT COOTROl MEI<!lURES AS ~AY BE 
R<tli.,R<D OY THO: R<s<OENT ENGINW! 0\1£ TO UHCCII.iPI..EIEil CllADING O"'RATIONS OA UHFOilES<EN 
CIROlJ~STANt:ES, 1\HICil MAY ARISE. 

\0. THE COIITRACTOR SIIAU. BE RESf'Ct<SJBL.£ ANO !>!All. T""E H't:ESSARY PRECAUTIOOS TO ,..~T ' 
PUBliC TREsPAS< ONTO ARLAS l'fl!rnE IMPOUHOEO WATERS CREAn: A HAZ,ROOUS CONPmON. 

\1. AU. ERO~ON/SEDIMENT CONTOOI. MEAsURES PRO..,OEO PER THE Af'PR<llm CllAillll(l PL.AII SHAU. OE 
~~"".j.~~~l'gu~'Willf"'-RE":3&!f&ol'~~-T CONTROL fOR 1Nl£Rihl C<»>lllfiONS SHAll. BE DONO 10 

\2. Glt'DEO AREAS AROUND 111[ PIIO.!:CT PERIMETER IJUST ORAJN AWAY FlH .. ! TilE FACE Of" TI<E SLOPt 
AT !>IE CONCl.U~ON Of" !:I.C>I I\OOKIHG DAY. 

IJ. AU. RE"OYAtlLE PROTECIIVE DEI<CES 5110\\tl SHALl. OE IN PLACE AT TI<E END Of" EACil """"'""DAY 
\\HEN RAIN IS IM"IHEHT. 

I<. TI<E C<lHTRIICT"" SHAll. O!llY GRACE. IHt:UJDIHO CLEARING ANO G!lUOOING F"" THE AREAS F"" 1\Hir:H 
lliE COilli!ACHlll 00 OUMJAEO P!:RWN CJ.!! PRO"Ol: "'""Oil/Sf;Oi"OIT CIJNTROI. ~EASURES 

10. TI<E OllHTRACTM SHI.!J. ARRANG!: FCI! \\£EI!l.Y MEEHHGS DURING OCTOB<R 1ST TO ..... M. 301H FOR 
Pll<IJECT ITAJ.I {G!:HrnAL COIIIRAGT""· QUAU~EU PrnOOH. ERO~OII CONTHOI. 5(JBCOIITRACT"" IF ANY, 
ENG\HE:m OF WOO"- 01\t!ER/UEVELDPE!l AND "THE REslOENT ENG<HEEil) TO EVAL.U~n: TilE IJ)EOUACY OF 
TI<E EJ<OSON/SEOI"EHT CONTROl. M<ASUI<ES /1.110 0111<R REl.AIEfl CONS11!!1CHON ACll"TIES. 

MINIMUM POST-CONSTRUCTION MAINTENANCE PLAN 
AT TI<E CIJ.IPL£llON OF TilE """" SHOI'IN, llf< FOLJ.OVoiNG P'-"< SHAll. BE FOU.()V£0 Til E><SURE WA""' 
QUA!JT"1" COOTROO. IS "AINTAINOl Fllll 111< ~F£ Of" TI<E PR"-""T' 

\, STABIUZATIOH' ALJ. PV<NTTil El.OPES AND OTIIER """TATW -AS !><AU. B< IHSPECIEil MM TO 
OCTOBER \ OF EACII Yi:AA ANO '""" Ul.""" RAJNriJl. !;'-£HTS (M""" TI<AN 11 INO!) mD R<P/IJREO ANO 
REI'l.ANTED As HEEOE!J UNfiL A NOnCE Of TEfl~IN~TION {!lOT) IS ALEO. 

~. Sli!UCIURAI. ""ACTICE!< DE~lTIHG BASIHS. DIVERSIDH DllctlES. OOV!I'ORAJN$, 1Nl£TS, 0Un.£T 
PROrECHOil IIEAWR<S. ANO OTI<Oif'tAl.OAN~T WATrn OIJA!JTY AND SEili~E><T AHD EflOSIOil CONiliOLS 
SHAU. BE IN!I'ECTEO PRIM TO OCTOOER 1ST Of" [Mll "!EAR '-"D AFTER MAJOR RAINF/IJ.L El"rnTS (~ORE 

~~rJt!:~\~";::'".'rn'f~gu~.fr':'"'CEI.IENTS SW.U. BE ~ADE AS HE£0EO ANO RE""""£0 .. ll<E 

~ O"R~TION ArlO UAIWIEN"""'- fUHt>H<> PO;T-CDHSmucnON MIOIACENEHT ~<ASUR<S AAE TI<C 
lltSPON~'"UTY Of" li<E OE""-""rn UHIL THE rnmSFrn OF RESPECTIVE SlitS TO HONE BUIUI,RS. 
!NOiWlUAl 0\\NEilS, HOMEO\\NrnS A.,;OOATIDHS. SO!OOl. DISTn""", DH LOCAL AGE><"'ES AND/OR 
COVERN"ENTS. AT TI<AT TI""· ll" N<W 0\'0NERS S!</il AS<UUE "'SPONSIBIUT"1" FllllliiEIR RESP<CTI\"E 
POOTIO!<S Of tHE OEVEI.Of>NENT. 
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Mr. Antonio Sacido 
901 Skylark Drive 
San Diego, CA 92037 

Dear Mr. Sacido, 

Merkel & Associates, Inc. 
5434 Ruffin Road, San Diego, CA 92123 
Tel: 858/560-5465 • Fax: 8581560-7779 

e-mail: associates@merkelinc. com 

Biological Survey Letter Report for the 
901 and 911 Skylark Drive Project 

Located in the City of San Diego, California 

ATTACHMENT 6 

May 12, 2014 
M&A # 12-086-02 

Merkel & Associates, Inc. has prepared the following biological letter report for the 901 and 911 
Skylark project located in the City of San Diego, Califomia. If you have any questions conceming 
this repmi, please do not hesitate to contact me at (858) 560-5465 or kince@merkelinc.com. 

Sincerely, 

lY 1 ~ 
Kyle L. Ince 
Project Manager 

7dld~ 
Keith W. Merkel 
Principal Consultant 
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INTRODUCTION 

Merkel & Associates, Inc. (M&A) has prepared this biological survey letter report, written in 
accordance with the cunent City of San Diego (City) Biology Guidelines for Conducting Biological 
Smveys (2002), for the proposed development (Project) at the 901 and 911 Skylark Drive properties 
located in the City of San Diego. l11e purpose of this report is to docmnent the existing biological 
conditions within the project study area; identifY potential impacts to biological resources that could 
result from implementation of the proposed project; and recommend measures to avoid, minimize, 
and/or mitigate significant impacts pmsuant to the California Environmental Quality Act (CEQA) 
and applicable federal, state, and local regulations and guidelines, including the City' s Multiple 
Species Conservation Program (MSCP) Subarea Plan (1997), Biology Guidelines (2012a), 
Environmentally Sensitive Land Regulations (20 12b ), and Significance DetelTllination Thresholds 
(2011 ). 

The project site is located within the property boundaries of 901 and 911 Skylark Drive (APN #s 
357-461 -15, 16) in the City of San Diego. It is situated in unsectioned lands on the San Bernardino 
Base and Meridian, U.S . Geological Survey (USGS) La Jolla, California 7. 5-minute Quadrangle 
(Figure 1 ). The properties are within the La Jolla Mesa subdivision (Map 3650). 

The project includes the development of two companion units to the rear of both lots. A series of 
retaining walls, access stairs and pathways are proposed with these units. In addition, a pool and spa 
are proposed for the 90 1 residence. 

901 and 911 Skylark Dtive Project 
Merkel & Associates, Inc. # 12-086-02 
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Figure 1 
Source: USGS 7 .5' La Jolla, CA Quadrangle 
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M ETH ODS AND SU RVE Y LIMITATIONS 

L ITERATURE AND DATA REVIEW 

Historical and currently available biological literature and data pertaining to the study area were 
reviewed prior to initiation of the field investigation. This review included examination of: 1) aerial 
photography for the project site (Bing Maps 2010, Microsoft Corporation); 2) regional vegetation 
data for the project vicinity (SanG IS 20 13); 3) geological substrates and soil types mapped on the 
project site (SanGIS 2003 and USDA 2007, respectively); and 4) Califomia Department ofFish and 
Wildlife (CDFW) California Natural Diversity Database (CNDDB) and U.S. Fish and Wildlife 
Service (USFWS) special status species records for the project vicinity (CDFW 2014 and 201 3, and 
USFWS 2014, respectively). 

SURVEY DATES, TIMES, AND CONDITIONS 

M&A biologist, Kyle Ince, conducted a general biological survey within the project study area 
(Table 1). The study area consisted of the two project parcels that include the proposed 
development. 

T bl 1 S a e . urn mary o fS urvey Dt r a es, Imes, c d"f on I IOnS, an d St ff a 

Date Time Weathe•· Conditions 1 Biologist Survey 

Weather: 0% cc 
April 28, 2014 1100-1300 Wind: 0 - 5 mph Kyle L. Ince General Biological Survey 

Temperature: 72°F 
cc =cloud cover; mph = mlies per hour; F = Fahrenhett 

GENERAL BIOLOGICAL SURVEY 

Existing vegetation types were delineated onto a 1" = 200 ' scale, color aerial photograph (Air Photo 
USA, 2007). Vegetation types were classified according to the Holland (1986) code classification 
system as modified by Oberbauer (2008) and were mapped in accordance with the City's current 
biological resource mapping requirements (2002). A Trimble GPS unit with submeter accuracy was 
used to map sensitive species detected on the site. A list of detectable flora and fauna species were 
recorded in a field notebook. Plant identifications were either resolved in the field or later 
determined through verification of voucher specimens, and wildlife species were detennined through 
direct observation (aided by binoculars), identification of songs, call notes and almm calls, or by 
detection of sign (e.g., burrows, tracks, scat, etc.). In addition, directed searches for sensitive species 
with a potential to occm onsite were conducted within the study m·ea, and any other potential 
occurrences were assessed in the field based on the existing biological conditions. Data collected 
from the survey were digitized into cmTent Geographical Information System (GIS) Environmental 
Systems Research Institute (ESRI) softwm·e platforms. 

The scientific and common naines utilized for the floral and faunal resources were noted according to 
the following scientific nomenclature: flora, Baldwin et al. (20 11 ); butterflies, Klein/San Diego 
Natmal Histmy Musemn (2002); amphibians and reptiles, Crother et al . (200 1 and 2003); birds, 
American Ornithologists ' Union (1998 and 2012); and mmnmals, San Diego Natural Histmy 
Museum (undated), which uses Wilson and Reeder (2005) for species nmnes and Hall (1981) for 
subspecies. 

901 and 911 Skylark Dtive Proj ect 
Merkel & Associates, Inc. # 12-086-02 
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J URISDICTIONAL W ETLANDS AND NON-WETLAND RESOURCES 

M&A did not conduct a jurisdictional wetland delineation for the project. No evidence of 
jw-isdictional wetland resources was observed on the property. 

GENERAL SURVEY LIMITATIONS 

Biological inventories are generally subject to various survey limitations. Depending on the season 
and time of day dw-ing which field surveys are conducted, some species may not be detected due to 
temporal species variability. The biological surveys conducted for this project were performed 
during daylight hours in the spring, therefore sensitive annual plants and sensitive animal species 
including nesting raptors could be assessed during the smvey. Based on the literatme review 
perfmmed, as well as knowledge. of species-specific habitat requirements, it is anticipated that any 
additional species potentially present can be fairly accurately predicted, and that the survey 
conducted is sufficient in obtaining a thorough review of the biological resomces present on the 
project site. 

SURVEY RESULTS 

PHYSICAL CHARACTERISTICS 

The project study area is located within a residential area in the La Jolla community. The project site 
is situated on a southwest facing slope that is primat-ily vegetated with non-native, omatnental 
vegetation. No native habitat types occur on or within the immediate vicinity of the study area. The 
properties are not situated within the City's MSCP Multiple Habitat Planning Area (MHPA). No 
USFWS designated ct-itical habitat for any listed species occurs within or adjacent to the project area. 
The project site is situated with the Pefiasquitos Watershed. 

The elevations within the project study area range from approximately 182 feet above mean sea level 
(MSL) neat· the south end of the study at·ea to 265 feet above MSL neat· the north end of the study 
area. The soils within the project study area are mapped as Olivenhain cobbly loam on 30 to 50 
percent slopes (USDA 2007). 

The regional climate is chat·actet-ized by warm, dry swnmers and mild winters with most of the 
annual precipitation falling between December and March. Annual rainfall is approximately 9- 13 
inches (USDA-NRCS 2002). 

BIOLOGICAL RESOURCES 

Botanical Resources-Flora 

Three vegetation types and one land use type (i.e., mban/developed) were identified within the 
project study area dming the biological survey (Figure 2, Table 2). 

A complete list of the floral species observed within the study area dw-ing the biological survey has 
been included with this repmt (Appendix 1 ). 

901 and 911 Skylark Drive Project 
Merkel & Associates, Inc. #12-086-02 
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T bl 2 H b"t N t . C a e a 1 ats ege ahon . h" p ommumhes w1t m roJ ect S d A tu 1y rea 
M SCP 

Holland/ W etland/ T otal Inside Outside 
Vegetation Typ e/Land Use Oberbauer Upland Area MHPA MHPA 

Code T ier H abitat (acres) (acres) (acres) 
Type 

Disturbed habitat 11300 IV 0.42 0.0 0.42 
Non-native vegetation 11000 IV 0.23 0.0 0.23 
Eucalyptus woodland 79100 IV 0.09 0.0 0.09 
Urban/developed 12000 IV 0.44 0.0 0.44 

Total: 1.18 0.0 1.18 

Disturbed Habitat 

The site includes two residential lots that have been historically disturbed presumably from landscape 
uses and no longer support native vegetation types. Areas mapped as disturbed habitat are dominated 
by non-native forbs such as nettle-leaf goosefoot (Chenopodium murale), crystalline iceplant 
(Mesemb1yanthemwn crystallinum), Russian thistle (Salsola tragus), cheeseweed (Malva parv~flora) , 
and common sow-thistle (Sonchus oleraceus). Grasses are less common and include invasive species 
such as purple false brome (Brachypodium distachyon) and slender wild oat (Avena barbata ). A 
patch of non-native crimson fountain grass (Pennisetum setaceum) occurs near the southeast comer 
of the site. Some native plants occur within this area but do not occur in densities that would be 
construed as native habitat. Individual lemonadeberry (Rhus integrifolia) are found scattered 
throughout the site. A small patch of coast cholla (Cylindropuntia prolifera) occurs near the 
southwest comer of the site and extends offsite where it is mixed with planted desert carpet (Acacia 
redo/ens). Individual coastal California buckwheat (Eriogonum fa sciculatum var. fasciculatum) and 
California encelia (Encelia californica ) were also encountered. Four sensitive plant species occur in 
this habitat and are either remnants from vegetation that occurred on the site prior to the lot 's 
development or plants that have naturally recruited to the site since the lot was developed. These 
plants include California box-thorn (Lycium californicum), seaside calandrinia (Cistanthe maritima), 
San Diego barrel cactus (Ferocactus viridescens) and ashy spike-moss (Selaginella cinerascens) 
(Figure 2). 

Disturbed habitat provides minimal value to wildlife given the lack of native vegetative cover and 
predominance of non-native species. Anna's hummingbird (Calypte anna), California towhee 
(Me/ozone crissalis), black phoebe (Sayornis nigricans) are common bird species observed in these 
areas and adjacent non-native vegetation types. Migrants such as the white-crowned sparrow 
(Zonotrichia leucophrys) and yellow-rumped warbler (Dendroica coronata) were not observed but 
may utilize the site during the fall and winter months. The western fence lizard (Sceloporus 
occidentalis) was observed in this habitat, and other locally common and urban adapted reptile 
species such as the side-blotched lizard (Uta stansburiana) and alligator lizard (Elgaria 
multicarinata) may also occur onsite. 

Mammal use of the site is expected to be limited to urban adapted species such as the Virginia 
opossum (Didelphis virginiana), Botta ' s pocket gopher (Thomomys bottae), and striped skunk 
(Mephitis mephitis holzneri) . 

901 and 911 Skylark Drive Proj ect 
Merkel & Associates, In c. #12-086-02 
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Non-native Vegetation 

Non-native vegetation is mapped for areas that are dominated by non-native, ornamental/landscape 
plant species. Several relatively large pine trees (Pinus sp.) occur on the site, as well as several other 
commonly planted trees and shrubs such as Brazilian pepper tree (Schinus teribinthifolius), cyclops 
acacia (Acacia cyclops), ngaio (Myoporum laetum) , desert carpet, freeway iceplant (Carpobrotus 
edulis), oleander (Nerhan oleander) , and trailing lantana (Lantana montevidensis). 

These areas have limited wildlife value given their predominance of non-native plant species. 
Typical urban adapted bird species as house finch (Haemorhous mexicanus) and northern 
mockingbird (Mimus polyglottos) utilize this habitat. 

Eucalyptus Woodland 

Several red ironbark eucalyptus trees (Eucalyptus sideroxylon) were mapped within the study area. 
The understory of these trees is mostly devoid of vegetation. In some cases eucalyptus trees support 
nesting raptors such as the red-tailed hawk (Buteo jamaicensis). The trees on-site appear to have 
been recently topped and thinned and do not provide ideal conditions for nesting raptors . No raptor 
nests were observed within these trees during the biological survey. 

Urban/Developed 

Urban/Developed was mapped for developed areas that are mostly devoid of vegetation, including 
residential housing and associated walkways and other landscape fea tures . No wildlife value is 
attributed to these areas. 

Z OOLOGICAL RESOURCES-FAUNA 

A total of 10 faunal species were observed and/or detected within the proposed project study area 
during the biological survey (Appendix 2). The majority of these species are common and 
widespread species that typically occur within urbanized areas. 

RARE, THREATENED, ENDANGERED, ENDEMIC AND/OR SENSITIVE OR MSCP-COVERED 

SPECIES 

Sensitive species are those considered sensitive by the City or any state or federal agency. For the 
purposes of this report, species listed as endangered or threatened under the federal Endangered 
Species Act (ESA) and California Endangered Species Act (CESA); species designated as California 
Special Concern species or Fully Protected species by the CDFW; and species listed as MSCP 
narrow endemics by the City (1997) are considered "sensitive". Species considered rare by the 
California Native Plant Society (CNPS) (2011) or as Special Plants or Animals in the CNDDB (2013 
and 2011, respectively), may be considered "sensitive" if they meet the CEQA Guidelines §15380 
(Title 14, Chapter 3, Article 20) definition for "endangered, rare or threatened species". 

Sensitive Flora 

Four sensitive floral species were identified within the project study area during the biological 
surveys: San Diego barrel cactus (CNDDB Special Plant, CRPR 2.1 , and MSCP Covered Species), 
ashy spike-moss (CNDDB Special Plant and CRPR 4.1), California box-thorn (CNDDB Special 
Plant and CRPR 4.2), and seaside calandrina (CRPR 4.2). No City narrow endemics were identified 
on-site or have at least a moderate potential to occur within the project study area predominately due 

901 and 911 Skylark Drive Proj ect 
Merkel & Associates, inc. #12-086-02 
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to the lack of suitable habitat and/or soils. One narrow endemic, variegated dudleya (Dudleya 
variegata), is known from the project area on similar soils that are found on-site. This conspicuous 
species was sought but not found, and thus is not expected on-site. 

Appendix 3 provides a complete listing of the sensitive plant species detected or an evaluation of the 
potential for sensitive floral species to occur within the study area based on suitable habitat, soils, 
topography, and/or elevation. 

Sensitive Fauna 

No sensitive fauna species were observed or detected during the M&A biological survey of the site. 
Two sensitive bird species, Cooper' s hawk (Accipiter coop erii) (CNDDB Special Animal, CDFW 
Watch List species, and MSCP Covered Species) and Nuttall 's woodpecker (Picoides nuttallii) are 
urban adapted species that were not observed during the biology surveys but may utilize the site to 
forage and possibly nest. No other sensitive wildlife species are expected to utilize the site. 

Appendix 3 provides a complete listing of the sensitive wildlife species identified during the 
biological surveys or evaluated for the potential to occur on-site primarily based on suitable habitat. 

JURISDICTIONAL WETLANDS AND NON-WETLAND RESOURCES 

No jurisdictional wetlands or non-wetland resources were observed or are expected to occur on the 
site. 

WILDLIFE CORRIDORS 

The subject properties occur on a southwest facing slope that is sutTounded by residential 
development. Given the site ' s absence of native habitat and any connectivity with native habitat, no 
wildlife corridors occur on the site. 

PROJECT I M P A CT ANALYSIS 

The project includes the development of two companion units to the rear of both properties. A series 
of retaining walls, access stairs and pathways are associated with these units. In addition, a pool and 
a spa are proposed for the 90 1 residence. 

CEQA THRESHOLDS OF SIGNIFICANCE 

State CEQA Guidelines §15065 (a) (Title 14, Chapter 3, Article 5) states, "A project may have a 
significant effect on the environment" if: 

• "The project has the potential to substantially 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; substantially reduce the number or restrict the range of an endangered, rare or 
threatened species; or eliminate important examples of the major periods of California 
history or prehistory." 

• "The project has possible environmental effects which are individually limited but 
cumulatively considerable." 

901 and 911 Skylark Drive Project 
Merkel & Associates, Inc. #12-086-02 
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The following analysis identifies potential impacts to biological resources that could result from 
implementation of the proposed project. In addition, the City has developed Significance 
Determination Thresholds (2011) and Biology Guidelines (2012a) under CEQA; therefore, 
mitigation measures for significant project impacts are recommended in accordance with these City 
guidelines. 

P ROJECT CEQA IMPACTS AND SIGNIFICANCE 

Direct Impacts 

CEQA guidelines § 15358 define a "direct impact or primary effect" as "effects which are caused by 
the project and occur at the same time and place" that can produce a temporary or permanent 
biologically significant, "physical change" in the environment. 

Vegetation Community Direct Impacts 

No direct or indirect impacts to sensitive vegetation communities (i .e. , wetland, Tier I, II, IliA) are 
proposed with the proj ect and thus no habitat mitigation is expected to be required, as summarized in 
Table 3. Based on the City's Significance Determination Guidelines under CEQA, impacts to Tier 
IV habitat (i .e., disturbed habitat, eucalyptus woodland, non-native vegetation, urban/developed) 
would not be considered significant and therefore would not require mitigation (Table 3). 

Table 3. 
A /A 

Quantitative Summary of Vegetation Community Impacts within the Project Study 
rea r bl Mif r 1-PPIICa e 1ga wn 

MSCP Proposed 
Applicable Required 

Vegetation Community 
Upland Existing Project 

Mitigation Mitigation 
Tier Habitat (acres) Impacts 

Ratios* Acreage 
Type (acres) 

Non-native vegetation IV 0.23 0.07 
n/a 0.0 

Eucalyptus woodland IV 0.09 0.07 
n/a 0.0 

Disturbed habitat IV 0.42 0.24 
n/a 0.0 

Urban/developed IV 0.44 0.06 
n/a 0.0 

Total: 1.18 0.44 n/a 0.0 
. . 

*Impacts to Tter IV habttat are not constdered stgmficant under CEQA and thus do not requtre mt!tga!ton, as spectfied m the 
City ' s Significance Determination Guidelines. 

Sensitive Species Direct Impacts 

Sensitive Flora 

The proposed project is expected to directly impact a total of 26 California box-thorn (CNDDB 
Special Plant and CRPR 4.2). Impacts to this species are not expected to be considered significant 
based on CEQA Thresholds of Significance Guidelines discussed above. The box-thorn is somewhat 
common throughout its range including Los Angeles, Orange, and Santa Barbara counties. In San 
Diego County, this species can often occur in coastal bluff scrub, coastal sage scrub and coastal salt 
marsh along the coast. The project will avoid direct impacts to 22 additional California box-thom, 

901 and 911 Skylark Drive Project 
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one coast barrel cactus (CNDDB Special Plant, CRPR 2.1, MSCP Covered Species), 36 seaside 
calandrina (CRPR 4.2) and a patch of ashy spike-moss (CNDDB Special Plant and CRPR 4.1 ). Each 
of these populations occurs outside the proposed construction footprint for the project. 

Sensitive Fauna 

The proposed project is not expected to impact any sensitive fauna species. Elevated noise during 
the breeding season may significantly impact potential sensitive avian species, including Cooper's 
hawk that may nest on-site or within the vicinity of the proposed project. Mitigation measures to 
address this potential impact are discussed below. 

JlllisdictioJJaf WetfaJJds and Waterways Direct Impacts 

No jurisdictional wetlands or waterways occur on the site and therefore no impacts are expected to 
occur to these resources. 

Wildlife Conidor Direct Impacts 

No wildlife corridor occurs on-site or in the vicinity of the project site; therefore, the project is not 
expected to impact a wildlife con idor or alter the local movement of wildlife. 

Indirect Impacts 

CEQA guidelines §15358 define an "indirect impact or secondary effect" as "effects which are 
caused by the project and are later in time or farther removed in distance, but are still reasonably 
foreseeable" that can produce a temporary or pennanent biologically significant, "physical change" 
in the environment. 

Construction activities may inadvertently impact additional sensitive plant species (i .e., ashy spike­
moss, coast bane! cactus, seaside calandrinia, and California box-thorn) which occur adjacent to the 
proposed impact area for the project. This may occur if construction crews are not made aware of the 
location of these plants prior to conducting the work. Of these impacts, only the loss of seaside 
calandrinia would merit some importance. Although this species has a range that extends as far 
north as Santa Barbara County, it is thought to be approaching extirpation in San Diego County and 
Orange County (Reiser 1994). The on-site population, however, lacks long term viability as it is 
small (i.e., less than 10 square feet) and is sunounded by non-native vegetation that is bordered by 
urban development. It should be noted however that the removal of non-native vegetation including 
Eucalyptus as proposed with the project will likely benefit seaside calandrina in the long-term. 
Although impacts to seaside calandrina would not be considered significant, avoidance where 
possible is recommended. 

MSCP Consistency 

The City of San Diego requires that land uses adjacent to the MHP A preserve be managed to ensure 
minimal impacts to the preserve; therefore, applicable project mitigation measures and/or 
recommendations pertaining to drainage, toxics, lighting, noise, barriers, invasive plant species, 
brush management, and grading/land development would be required to ensure consistency with the 
MHP A Land Use Adjacency Guidelines (City of San Diego 1997) and ensure the long-term viability 
of wildlife and sensitive habitats in the MHP A. The proposed project is not located within or 
adjacent to a City of San Diego MHP A and therefore no direct or indirect impacts to an MHP A are 
anticipated to occur. 

901 and 911 Skylark Drive Project 
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Cumulative Impacts 

CEQA guidelines § 15355 define cumulative impacts as "two or more individual effects which, when 
considered together, are considerable or which compound or increase other environmental impacts". 
The MSCP was designed to compensate for the loss of biological resources throughout the program's 
region; therefore, projects that conform to the MSCP would not result in a cumulatively considerable 
impact for those biological resources adequately covered by the program. The aforementioned direct 
and indirect impacts resulting from the proposed project would therefore not be cumulatively 
considerable if the project mitigation measures are implemented to ensure conformance to the MSCP 
Subarea Plan and Biology Guidelines. 

PROJECT IMPACTS UNDER THE MIGRATORY BIRD TREATY ACT (MBTA)/CDFG CODE 

The study area has the potential to be utilized by regionally common migratory birds and raptors that 
are not designated as special status species under CEQA, but are protected under the federal 
Migratory Bird Treaty Act (MBTA) and California Fish and Game Code Sections 3503 and 35 13 . 

Under the MBT A, it is unlawful, except as permitted by the USFWS, to "take, possess, transport, 
sell, purchase, barter, import, or export all species of birds protected by the MBT A, as well as their 
feathers , parts, nests, or eggs. Take means to pursue, hunt, shoot, wound, kill , trap, capture, or 
collect, or attempt to pursue, hunt, shoot, wound, kill, trap, capture, or collect (50 CFR 1 0.12)." It is 
important to note that "take" as defined under the federal MBTA is not synonymous with "take" as 
defined under the federal ESA. The MBT A definition of "take" lacks a "harm and harassment" 
clause comparable to "take" under the ESA; thus, the MBT A authority does not extend to activities 
beyond the nests, eggs, feathers, or specific bird parts (i.e., activities or habitat modification in the 
vicinity of nesting birds that do not result in "take" as defined under the MBTA are not prohibited) . 

Sections 3503, 3503.5, and 3513 of the California Fish and Game Code prohibit the "take, 
possession, or destruction of bird nests or eggs." Section 3503 states: "It is unlawful to take, possess, 
or needlessly destroy the nest or eggs of any bird, except as otherwise provided by this code or any 
regulation made pursuant thereto." Section 3513 states: "It is unlawful to take or possess any 
migratory nongame bird as designated in the MBT A or any part of such migratory nongame bird 
except as provided by rules and regulations adopted by the Secretary of the Interior under provisions 
of the Migratory Bird Treaty Act. " 

The project is expected to remove potential bird nesting habitat including several eucalyptus trees 
that have been mapped as eucalyptus woodland on Figure 2. As such, the proposed project could 
result in impacts to active bird and/or raptor nests protected under the federal MBTA and/or 
California Fish and Game Code Sections 3503 and 3513 if construction-related activities were to 
occur during the avian and/or raptor breeding season (City generally defines as February 1 through 
September 15). If construction during this time period cannot be avoided, then all construction 
activities undertaken for the project shall comply with the regulatory requirements of the federal 
MTBA and CDFG Codes Sections 3503 and 3513, as recommended below. 

MITIGATION AND MONITORING REQUIREMENTS 

CEQA Guidelines §15370 (Title 14, Chapter 3, Article 20) defines "mitigation" as: 
• "Avoiding the impact altogether by not taking a certain action or parts of an action." 
• "Minimizing impacts by limiting the degree or magnitude of the action and its implementation." 

901 and 911 Skylark Drive Project 
Merkel & Associates, Inc. #12-086-02 

12 



ATTACHMENT 6 

Biological Letter Report 

• "Rectifying the impact by repairing, rehabilitating, or restoring the impacted environment." 
• "Reducing or eliminating the impact over time by preservation and maintenance operations 

during the life of the action." 
• "Compensating for the impact by replacing or providing substitute resources or environments." 

Implementation of the following mitigation measures would reduce biological impacts to a level 
below significance under CEQA and ensure conformance to the City' s (MSCP) Subarea Plan (1997), 
Biology Guidelines (201 2a), Environmentally Sensitive Land Regulations (201 2b), and Significance 
Detennination Thresholds (2011). 

If construction cannot avoid the raptor breeding season (including Cooper's hawk), then a 
preconstruction survey for Cooper's hawk nests should be conducted to determine the exact 
location of a Cooper's hawk nesting site. If a Cooper ' s hawk nesting site is identified on-site 
or within the vicinity of the site (i.e., within 300 feet), then a 300-foot avoidance area from 
the Cooper' s hawk nest site should be established and monitored by a qualified biologist to 
ensure normal Cooper' s hawk nest chronology for the subject nest site throughout the project 
construction activity period. 

PROJECT RECOMMENDATIONS 

The fo llowing recommendations are provided. Implementation of# 1 would ensure consistency with 
the federa l MBTA and CDFG Code Sections 3503 and 3513 . 

1. If construction cannot avoid the avian and raptor breeding season (City generally defines as 
February 1 through September 15), a pre-construction survey for active raptor and migratory 
bird nests protected under MBTA and/or CDFG Code should be conducted within 
approximately 48 hours prior to the start of construction. The results of the survey should be 
submitted to the City in the form of a written report, and should include the date(s) of the 
survey, the name(s) of the investigator(s), the total field time of the survey efforts, a 
description of the survey area(s), and if any active nests were found. If an active bird nest 
were found, then all construction activities undertaken for the project shall comply with the 
regulatory requirements of the federal MTBA and CDFG Codes Sections 3503 and 3513. 

2. To avoid inadvertent impacts to seaside calandrina occurring adjacent to the proposed 
development footprint, a temporary construction fence (i .e., snow fence with t-posts) should 
be installed around the periphery of the population. Given the proximity of this population to 
the one coast barrel cactus and the 22 California box-thorn in this area, it is recommended 
that the fence also include these plants. The fence shall be placed at the direction of a 
qualified biologist having familiarity with these species. The fence should remain in place 
until all work has been completed. In addition, for the long term protection of this species on 
the site, no invasive plants shall be used in the landscape plan. Also, creeping ground cover 
species (e.g., Japanese honeysuckle, creeping myoporum) shall not be planted within 50 feet 
of the population. 

PERMITTING REQUIREMENTS 

No impacts to jurisdictional resources (i.e., waters of the U.S./streambed) will occur as a result of the 
project. As such, no regulatory permits from ACOE, RWQCB, and/or CDFW will be required. 
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APPENDIX 1. FLORA SPECIES OBSERVED ON-SITE 

Habitat Types: 

NNV Non-native Vegetation 
EW Eucalyptus Woodland 
DH Disturbed Habi tat 

* Denotes non-native flora species. 
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Scientific Name Common Name Habitat 

GYMNOSPERMS 

Cupressaceae- Cypress Family 
*Juniperus sp. 

Pinaceae- Pine Family 
*Pinus sp. 

DICOTYLEDONS 

Aizoaceae - Fig-Marigold Family 
*Carpobrotus edulis (L.) N. E. Br. 
*Lampranthus spectabilis N.E. Br. 
* Mesembryanthemum crystallinum L. 

Anacardiaceae - Sumac Family 
Rhus integrifolia (Nutt.) Benth. & Hook. f. ex Rothr. 
*Schinus terebinthifolius Raddi 

Apocynaceae - Dogbane Family 
* Nerium oleander L. 

Araliaceae- Ginseng Family 
*Schejjlera actinophylla (Endl.) Harms 

Asteraceae - Sunflower Family 
Artemisia californica Less. 
*Centaurea melitensis L. 
*Erigeron bonariensis L. 
Encelia californica Nutt. 
Pseudognaphalium biolettii Anderb. 
* Sonchus oleraceus L. 

Brassicaceae - Mustard Family 
*Hirschfeldia incana (L.) Lagr.-Fossat 
* Raphanus sativus L. 

Cactaceae- Cactus Family 
Cylindropuntia prolifera (Engelm.) F. M. Knuth 
Ferocactus viridescens (Ton. & A. Gray) Britton & Rose 

Chenopdiaceae- Goosefoot Family 
*A triplex semibaccata R. Br. 
*Chenopodium album L. 
*Chenopodium murale L. 
* Salsola tragus L. 

901 and 911 Skylark Drive Project 
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ornamental juniper NNV 

pme NNV 

freeway iceplant NNV 
trailing iceplant NNV 
crystalline iceplant DH 

lemonadeberry DH 
Brazilian pepper tree NNV 

oleander NNV 

Queensland umbrella tree NNV 

California sagebrush DH 
tocalote DH 
flax -leaf fleabane DH 
California encelia DH 
bicolor cudweed DH 
common sow-thistle DH 

short-pod mustard DH 
wild radish DH 

coast cholla DH 
San Diego barrel cactus DH 

Australian saltbush DH 
lamb's quarters DH 
nettle-leaf goosefoot DH 
Russian thistle, tumbleweed DH 
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Scientific Name Common Name Habitat 

Convolvulaceae- Morning-Glory Family 
*Ipomoea purpurea (L.) Roth 

Crassulaceae- Stonecrop Family 
*Crassula ovata (Mill.) Druce 
Dudleya edulis (Nutt.) Moran 

Euphorbiaceae- Spurge Family 
*Chamaesyce maculata (L.) Small 

Fabaceae- Pea Family 
*Acacia cyclops A. Cum1. ex G. Don 
*Acacia redo/ens Maslin 
* Medicago polymorpha L. 
*Melilotus a/bus Medik. 
* Melilotus indicus (L.) All. 
* Melilotus officina/is Lam. 

Geraniaceae- Geranium Family 
*Erodium cicutarium (L.) L'Her. ex Aiton 

Lamiaceae- Mint Family 
*Marrubium vulgare L. 

Malvaceae- Mallow Family 
*Malva p arvijlora L. 

Montiaceae- Miner ' s Lettuce Family 
Cistanthe maritima (Nutt.) Hershk. 

Myrtaceae- Myrtle Family 
*Eucalyptus sideroxylon A. Cunn. ex W oolls 
*Melaleuca viminalis (Sol. ex Gaertn.) Byrnes 

Myrsinaceae- Myrsine Family 
* Anagallis arvensis L. 

Nyctaginaceae- Four-O'Clock Family 

common morning-glory 

jade plant 
ladies fingers 

spotted spurge 

cyclops acacia 
desert carpet, catclaw 
California burclover 
white sweetclover 
Indian Sweetclover, sourclover 
yellow sweetclover 

red-stem filaree 

horehound 

cheeseweed, little mallow 

seaside cistanthe 

red ironbark 
bottlebrush 

scarlet pimpernel 

*Bougainvillea sp. bougainvillea 
Mirabilis laevis (Benth.) Curran var. crassifolia (Choisy) Spellenb. 

Oxalidaceae- Oxalis Family 
*Oxalis pes-caprae L. 

Papaveraceae- Poppy Family 
Eschscholzia californica Cham. 
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coastal wishbone plant 

Bermuda buttercup 

California poppy 

NNV 

NNV 
DH 

DH 

NNV 
NNV 
DH 
DH 
DH 
DH 

DH 

DH 

DH 

DH 

EW 
NNV 

DH 

NNV 

DH 

DH 

DH 
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Scientific Name Common Name Habitat 

Polygonaceae- Buckwheat Family 
Eriogonum fasciculatum Benth. var. fitsciculatum 

Rosaceae- Rose Family 
Cotoneaster salicifolius Franch. 
Prunus sp. 

Scrophulariaceae - Figwort Family 
*Myoporum laetum G. Forst. 

Solanaceae - Nightshade Family 
Lycium californicum Nutt. 
*Solanum nigrum L. 

Verbenaceae- Vervain Family 
*Lantana montevidensis (Spreng.) Briq. 

MONOCOTYLEDONS 

Asphodelaceae- Asphodel Family 
*Aloe x schoenlandii Baker 

Commelinaceae- Spiderwort Family 
*Commelina benghalensis L. 

Poaceae- Grass Family 

coastal California buckwheat 

willow-leaved cotoneaster 
apricot, plum, chelTy 

ngaw 

California box-thorn 
black nightshade 

trailing lantana 

aloe 

tropical spiderwort 

*Avena barbata Pott ex Link slender wild oat 
*Brachypodium distachyon (L.) P. Beauv. purple false brome 
* Bromus diandrus Roth ripgut grass 
*Cortaderia selloana (Schult. And Schult. f.) Asch. & Graebn. 

*Cynodon dactylon (L.) Pers. 
* Pennisetum setaceum (Forssk.) Chiov. 
Stipa pulchra Hitchc. 

Themidaceae- Brodiaea Family 

pampas grass 
Bermuda grass 
crimson fountain grass 
purple needle grass 

Dichelostemma capitatum (Benth.) Alph.Wood ssp. capitatum 

LYCOPHYTES 

Selaginellaceae- Spike-Moss Family 
Selaginella cinerascens A. A. Eaton 

901 and 911 Skylark Drive Project 
Merkel & Associates, In c. #12-086-02 

blue clicks 

ashy spike-moss 

DH 

NNV 
NNV 

NNV 

DH 
DH 

NNV 

NNV 

NNV 

DH 
DH 
DH 

DH 
DH 
DH 
DH 

DH 

DH 
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APPENDIX 2. FAUNA SPECIES OBSERVED OR DETECTED ON-SITE 

* = denotes introduced species 

NNV 
EW 
DH 

FO 

Habitat Types: 

Non-native Vegetation 
Eucalyptus Woodland 
Disturbed Habitat 

fly over 

Abundance Codes (birds only): 

A= Abundant: Almost always encountered in moderate to large numbers in suitable habitat and 
the indicated season. 

C = Common: Usually encountered in proper habitat at the given season. 

U = Uncommon: Infrequently detected in suitable habitat. May occur in small numbers or only 
locally in the given season. 

R = Rare: Applies to species that are found in very low numbers. 

"Numbers" indicate the number of individuals observed during the field survey work. 

Status Codes (birds only): 

M = Migrant: Uses the site for brief periods of time, primarily during the spring and fall months. 

R = Year-round resident: Probable breeder on-site or in the vicinity. 

S = Spring/summer resident: Probable breeder on-site or in the vicinity unless combined with 
transient status. 

T = Transient: Uses site irregularly in summer but unlikely to breed. Not a true migrant and 
actual status often poorly known. 

W = Winter visitor: Does not breed locally. 

V = Casual vagrant: Not expected; out of nonnal geographic or seasonal range and by definition 
rare. 
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Common Name Scientific Name Habitat Abundance Status 

REPTILES 

Phrynosomatidae 
western fence lizard 

BIRDS 

Sceloporus occidentalis 

Columbidae (Pigeons and Doves) 
mourning dove Zenaida macroura 

Trochilidae (Hummingbirds) 
Anna's hummingbird Calypte anna 

Tyrannidae (Tyrant Flycatchers) 
black phoebe Sayornis nigricans 

Corvidae (Jays, Magpies, and Crows) 
American crow Corvus brachyrhynchos 

Mimidae (Mockingbirds and Thrashers) 
northem mockingbird Mimus po!yg!ottos 

Parulidae (Warblers) 
orange-crowned warbler Oreoth!ypis ce!ata 

Emberizidae (Sparrows, Blackbirds and Relatives) 
California towhee Me/ozone crissalis 

Fringillidae (Finches) 
house finch 
lesser goldfinch 

'Nomenclature from: 

Haemorhous mexicanus 
Spinus psaltria 

DH 

NNV c R 

NNV c R 

NNV c R 

NNV A R 

NNV c R 

NNV c M,W,S 

NNV c R 

NNV A R 
NNV c M,R 

American Omithologists' Union, et al. 1998. Check-list of North American Birds, 7111 ed. American 
Ornithologists' Union, Washington D.C. 

____ . 2012. Fifty-third Supplement to the American Omithologists' Union Check-list of North 
American Birds [Intemet]. Auk 129(3):573-588. Available from: http://www,ao1J.org/.. 
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i :c APPENDIX 3. OCCURRENCE OR P OTENTIAL OF SPECIAL STATUS SPECIES ON THE PROJECT SITE 

~ 5 Key to abbreviations: 

Federal Endangered Species Act (ESA) 
FE = Federally-listed as Endangered 
FT = Federally-listed as Threatened 

U.S. Forest Service (USFS) 
S = Sensitive 

FPE = Federally proposed for listing as Endangered California Rare Plant Rank (CRPR) 
FPT = Federally proposed for listing as Threatened List lA = Plants presumed extinct in California 
FPD = Federally proposed for delisting List 1B = Plants rare, threatened, or endangered in California and elsewhere 
FC = Federal candidate species List 2 = Plants rare, threatened, or endangered in California, but more common elsewhere 
SC = Species of concern List 3 = Plants about which more information is needed (a review list) 
Delisted species are monitored for 5 years List 4 = Plants oflimited distribution (a watch list) 

California Endangered Species Act (CESA) 

SE = State-listed as Endangered 
ST = State-listed as Threatened 
SCE = State candidate for listing as Endangered 
SCT = State candidate for listing as Threatened 
SCD = State candidate for de-listing 
SR = California Rare Species 

California Natural Diversity Database (CNDDB) 
SP = Special Plant 
SA = Special Animal 

Threat level 
0. 1-Seriously threatened in California (high degree/immediacy ofthreat) 
0.2-Fairly threatened in California (moderate degree/immediacy of threat) 
0.3 -Not very threatened in California (low degree/immediacy of threats/ no current threats known) 

Multiple Species/Habitat Conservation Program CMSCP)!(MHCP) 
NE = Narrow Endemic 
CS = Covered Species 
CP = Critical Population 

County of San Diego 
Plant List A = Plants rare, threatened or endangered in California and elsewhere 
Plant List B = Plants rare, threatened or endangered in California but more common elsewhere 

California Department ofFish and Wildlife (DFW) 
SSC = Species of Special Concern 

Plant List C = Plants which may be quite rare, but need more information to determine their true rarity status 
Plant List D = Plants of limited distribution and are uncommon, but not presently rare or endangered 

FP = California fully protected species 
WL = Watch List 

901 and 911 Skylark Project 
Merkel & Associates, Inc. #12-086-02 

Animal Group 1 = Animals rare, threatened or endangered in California and elsewhere 

Animal Group 2 = Animals rare, threatened or endangered in California but more common elsewhere 
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Scientific Name Sensitivity Habitat Verified 
Potential Factual Basis 

Common Name Codes and Status1
' 

2 Preferences/Requirements3 On-Site 
To Occur forDetermination of 
On-Site Occurrence Potential 

PLANTS 
Native, annual herb that has a 

ESA: FT distinctive microhabitat, 
No suitable soils and/or 

CESA: SE prefering grassy openings in 
substrate occur within the 

Acanthomintha ilicifolia 
CNDDB: SP chaparral or sage scrub on 

project study area. In 
San Diego thornmint 

CRPR lB.l gabbroic substrate with friable or No Not Expected 
addition, no known records 

MSCP: NE, CS broken clay soils, including 
of this species occur in the 

Cnty of SD List: A vernal pools; ranges in elevation 
MHCP: NE, CS from 10-960 meters (33-3,1 50 

project region. 

ft) ; blooming period April-June. 
Native, short and spiny, 
deciduous shrub that is often 
intermixed with sage scrub, but This perennial and 
occasionally occurs in peripheral conspicuous species was not 

Adolphia californica 
CRPR 2.1 chaparral habitats, particularly observed in the project area 

California adolphia 
CNDDB: SP hillsides near creeks; usually No Not Expected during the recent biological 

associated with xeric locales surveys. In addition, no 
where shrub canopy reaches 4-5 ' known records of this species 
in height, often with San Miguel occur in the project region. 
and Friant soils; blooming 
period December-May. 

Perennial succulent found in 
This perennial and 

coastal Diegan sage scrub and 
conspicuous species was not 

CRPR2.1 observed in the project area 
Agave shawii ssp. shawii 

MSCP: NE, CS 
maritime succulent scrub; 

No Not Expected during the recent biological 
Shaw' s agave elevation 10-75 meters (33-

surveys. In addition, no 
250ft.); blooming period 

known records of this species 
September-May 

occur in the project region. 
Perennial shrub found in coastal 
sage scrub in southern San Project site occurs north of its 

Ambrosia chenopodiifolia CRPR 2.1 Diego County and Baja; 
No Low 

known range. No known 
San Diego bursage elevation 55-155 meters (180- records of this species occur 

510ft.); blooming period April- in the project region. 
June 

Ambrosia pumila 
ESA: FE Native, perennial, rhizomatous Typical sandy alluvial habitat 
CNDDB: SP herb that prefers creeks beds, No Low lacking on the site. This 

San Diego ambrosia 
CRPR lB.l seasonally dry drainages, and perennial species was not 
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Scientific Name Sensitivity Habitat Verified 
Potential Factual Basis 

Common Name Codes and Status 1
' 

2 Preferences/Requirements3 On-Site 
To Occur forDetermination of 
On-Site Occurrence Potential 

MSCP: NE, CS floodplains; usually a protective observed in the project area 
Cnty of SD List: A tree canopy is absent and it during the biological survey. 
MHCP:NE,CS grows on the periphery of In addition, no known 

willow woodland; ranges in records of this species occur 
elevation from 20-450 m (66- in the project region. 
1,476 ft.); blooming period 
April-October. 
Annual herb found in sandy soils 

CRPR 1B.2 of coastal bluff scrub, coastal No suitable habitat or soils 
Aphanisma blitoides MSCP: NE (City of SD dunes, and coastal scrub; 

No Not Expected 
occurs within the project 

aphanisma only), CS elevation 1-305 meters (3-1,000 study area. Species known 
ft.); blooming period March- from immediate coastline 
June. 
Native, deciduous, shrub most 
often found along perennial 
creeks and drainages near the 

Artemisia palmeri 
CRPR4.2 coast; grows within a shaded 

No suitable mesic soil 
Palmer' s sagewort 

CNDDB: SP understory beneath riparian No Not Expected 
conditions occur on site. 

woodland; inland it may occur in 
mesic chaparral conditions; 
blooming period May-
September. 

ESA: FE 
CESA: SE Annual herb found in sandy No suitable habitat occurs 

Astragalus tener var. titi CNDDB: SP coastal bluff scrub, coastal within the project study area. 

coastal dunes milk-vetch CRPR 1B. 1 dunes, and mesic coastal prairie; No Not Expected In addition, no known 
MSCP: NE (City of SD only), elevation 1-50 meters (3-164 ft. ); records of this species occur 
cs blooming period March-May. in the project region. 
Cnty of SD List: A 

Annual herb usually found in 
Diegan sage scrub dominated by 

Atriplex pacifica 
CNDDB: SP Artemisia californica but also in Sometimes found on 

south coast saltscale 
CRPR 1B.2 coastal bluff scrub and playas; No Low disturbed coastal slopes. It 

elevation 0-140 meters (0-460 was sought but not found. 
ft.); blooming period March-
October. 

Baccharis vanessae ESA: FT Native, deciduous shrub that No Not Expected Project site is south of this 
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Encinitas baccharis CESA: SE prefers mature but relatively species known range. 
CNDDB: SP low-growing chaparral; at inland 
CRPR 1B.1 locales may be associated with 
MSCP: NE, CS large granitic boulders; 
MHCP:NE,CS blooming period August-
Cnty of SD List: A November. 

Annual herb typically found on 
Sandy bluffs near the beach and 
sandy openings in Diegan sage 
scrub; occurs at locales with 
moist sea breezes; fl at-top 

Cistanthe (=Calandrinia) maritima CRPR4.2 
buckwheat and coastal sagebrush 

Present 
A population of 

are the dominant shrubs at most Yes approximately 36 plants were 
seaside calandrinia of these sites; however, steep 

On-site 
mapped on-site. 

slopes with open chaparral may 
also include potential 
populations; elevation 5-300 
meters (1 6-1,000 ft .); blooming 
period February-August. 
Native, evergreen, sizable shrub 
that prefers coastal chaparral 
intermixed with chamise and 

CNDDB: SP mission manzanita; typically, is Evergreen, sizable shrub that 

Ceanothus verrucosus 
CRPR 2.2 a dominant shrub within the is known from the area. This 

wart-stemmed ceanothus 
MSCP: CS vegetation community where it No Not Expected species would have been 
MHCP:CS occurs; it may be particularly observed if present on the 

vigorous on north-facing slopes, site. 
but can accommodate more xeric 
aspects; blooming period 
December-May. 

ESA: FT Annual herb found in fractured 
CESA: SE clay soils of lightly vegetated 

Deinandra (=Hemizonia) conjugens CNDDB: SP coastal scrub, valley and foothill 
No Not Expected 

Project site occurs north of 
Otay tarplant CRPR 1B.1 grassland; elevation 25-300 this species known range. 

MSCP: NE,CS meters (82-985 ft .); blooming 
Cnty of SD List: A period May-June. 

Dicranostegia orcuttiana CNDDB: SP Annual herb (hemiparasitic) No Not Expected Project site occurs north of 
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(=Cordylanthus orcuttianus) CRPR2.1 found in coastal scrub often in this species known range. 
Orcutt's bird's-beak MSCP: CS seasonally dry drainages and 

upland adjacent to riparian 
habitat; elevation 10-350 meters 
(33-1,1 50 ft.); blooming period 
March-September 

No plants were observed 

CESA: SE 
Native, cryptic, perennial herb although the survey was 

CNDDB: SP 
that prefers open areas of conducted during its 

Dudleya brevifolia ( =blochmaniae ssp 
CRPR lB.l 

chamise chaparral or Torrey blooming period. Small iron 
brevifolia) 

MSCP:NE,CS 
Pine forest on Torrey sandstone No Not Expected bearing, marble-siazed 

short-leaf dudleya 
MHCP: NE 

with soils mapped as Carlsbad concretions that are found on 

Cnty of SD List: A 
gravelly sandy loam; blooming the soil surface where this 
period in April. species occurs were also not 

observed. 
Native, small, corm-like 
sprouting, succulent, perennial 
herb that occurs in openings in 
sage scrub and chaparral, 

CNDDB: SP isolated rocky substrates in open This species was sought but 

Dudleya variegata 
CRPR 1B.2 grasslands, as well as in vernal not found. Would likely 
MSCP:NE, CS pools and mima mound No Low have been detectable during 

variegated dudleya 
MHCP: NE topography; usually grows in the late April survey if 

small areas devoid of shrub present. 
cover, even though chamise, 
scrub oak, or sage scrub 
elements may occur nearby; 
blooming period May-June. 

ESA: FE 
Annual/perennial herb found in 

CESA: SE 
CNDDB: SP 

vernal pools or vernally moist No suitable habitat occurs 

Eryngium aristulatum var. parishii CRPR lB.l 
coastal scrub, valley and foothill within the project study area. 

San Diego button celery MSCP: NE (City of SD 
grassland adjacent to vernal No Not Expected In addition, no known 

only), CS 
pols; elevation 20-620 meters records of this species occur 

MHCP: NE 
(65-2,03 5 ft.) ; blooming period in the project region. 

Cnty of SD List: A 
April-June. 

Ferocactus viridescens CNDDB: SP Native succulent; optimal habitat Yes Present One plant observed on-site. 
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coast barrel cactus CRPR 2. 1 for this cactus appears to be sage On-site 
MSCP: CS scrub hillsides; often at the crest 
MHCP: CS of slopes and growing among 

cobbles; occasionally is found 
on the periphery of vernal pools 
and mima mound topography; 
blooming period May-June. 
Perennial shrub found in sandy, 

Isocoma menziesii var. decumbens CNDDB: SP 
often disturbed areas of 

Conspicous shrub that would 
chaparral and coastal sage scrub; clay-field goldenbush! CRPR 1B.2 
elevation 10-135 meters (33-443 

No Not Expected have been observed if present 
decumbent goldenbush 

ft.); blooming period April-
on the site. 

November. 
Perennial herb that prefers 

CNDDB: SP creeks or intermittent 
Iva hayesiana CRPR 2.2 streambeds, marshes, swamps, 

No Not Expected 
No suitable habitat occurs 

San Diego marsh elder MHCP: CS and playas; elevation 10-500 on-site. 
meters (33-1,640 ft .); blooming 
period April-October. 

Perennial rhizomatous herb 
found in coastal salt marsh at 

Juncus acutus ssp. leop oldii CNDDB: SP brackish locales, alkaline 
No suitable habitat occurs spiny rush! CRPR4.2 meadows and seeps, and riparian No Not Expected 
on-site. 

southwestern spiny rush marshes; elevation 3-900 meters 
(10-2,950 ft.); blooming period 
May-June. 

Perennial shrub found in coastal 
Lycium californicum CNDDB: SP bluff scrub and coastal sage 

Present A total of 48 plants were California desert-thorn/ CRPR4.2 scrub; elevation 5-150 meters Yes 
California box thorn (16-492 ft.); blooming period 

On-site mapped for the site. 

December-August. 

Navarretia fossa/is 
ESA: FT Native, small, annual herb that No suitable soils and/or 

spreading prostrate navarretia/ 
CNDDB: SP prefers vernal pools and swales, habitat occur within the 

Moran's navarretia/ 
CRPR 1B.1 and occurs in chenopod scrub, No Not Expected project study area. In 

spreading navarretia 
MSCP: NE, CS marshes, swamps, and playas; addition, no known records 
MHCP:NE, CS blooming period April-June. of this species occur in the 
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Cnty of SD List: A project region. 
Perennial stem succulent that Although suitable habitat 

Opuntia californica var. californica CNDDB: SP grows in openings on dry slopes occurs in the project study 
(=0. parryi var. serpentina;and CNPS List: 1B.1 of chaparral and coastal sage 

No Not Expected 
area, this perennial species 

=Cylindropuntia californica) MSCP:NE, CS scrub; elevation 30-150 meters was not observed in the 
snake cholla Cnty of SD List: A (100-492 ft.) ; blooming period project area during the 

April-May. biological survey. 
ESA:FE 

No suitable soils and/or 
CESA: SE 

Annual herb found in vernal habitat occur within the 
Orcuttia californica 

CNDDB: SP 
pools; elevation 15-660 meters project study area. In 

California Orcutt grass 
CRPR 1B.1 

(49-2,165 ft.); blooming period 
No Not Expected 

addition, no known records 
MSCP:NE, CS 

April-August. of this species occur in the 
MHCP: NE,CS 

project region. 
Cnty of SD List: A 
ESA: FE No suitable soils and/or 
CESA: SE Annual herb found in vernal habitat occur within the 

Pogogyne abramsii CNDDB: SP pools; elevation 90-200 meters 
No Not Expected 

project study area. In 
San Diego mesa mint CRPR lB.l (295-656 ft.); blooming period addition, no known records 

MSCP: NE,CS March-July of this species occur in the 
Cnty of SD List: A project region. 
ESA: FE No suitable soils and/or 
CESA: SE Annual herb found in vernal habitat occur within the 

Pogogyne nudiuscula CNDDB: SP pools; elevation 90-250 meters 
No Not Expected 

project study area. In 
Otay Mesa mint CRPR 1B.1 (295-820 ft.); blooming period addition, no known records 

MSCP: NE,CS May-July. of this species occur in the 
Cnty of SD List: A project region. 

Native, evergreen shrub that 

CNDDB: SP 
prefers coastal chaparral with a Evergreen, sizable shrub that 

Quercus dumosa CRPR 1B.1 
relatively open canopy cover in is known from the area. This 

Nuttall's scrub oak MHCP: CS 
flat terrain; on north-facing No Not Expected species would have been 
slopes this shrub may grow in observed if present on the 
dense monotypic stands; site. 
blooming period February-April. 

CNDDB: SP 
Native, perennial, prostrate, 

A small patch of this locally 
Selaginella cinerascens ground-cover herb that occurs in Present 
ashy spike-moss 

CRPR 4.1 
undisturbed chaparral and sage 

Yes 
On-site 

common, low-growing plant 

scrub; ranges in elevation from 
was mapped. 
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20-640 meters (66-2,100 ft.) . 
Perennial herb found in 

Project site occurs north of 
Solanum tenuilobatum 

shrubland, oak/pine woodland, 
this species known range. 

narrow-leaved nightshade 
MSCP: CS and coniferous forest; elevation No Not Expected 

This species is no longer 
< 2700 meters (0-9,000 ft.) ; 

considered a valid taxon. bloomincr period February-June. 
Native, shrub that typically 

CNDDB: SP 
prefers arid sage scrub; generally This conspicuous perennial 

Bahiopsis ( = Viguiera) laciniata 
CRPR4.2 

the shrub cover is more open 
No Low-Moderate 

shrub was not observed in 
San Diego County viguiera than at mesic, coastal locales the project area during the 

supporting sage scrub; blooming biological survey 
period February-June. 

INVERTEBRATES 

Coastal habitats of sage scrub 
and chaparral; more inland, can 
be found in open meadows 
adjacent to sage scrub, chaparral 
and oak woodland, as well as 
juniper woodland and semi-
desert scrub; habitats must have 
open areas with low growing and 
sparse vegetation; other suitable 
habitat conditions include dirt 

ESA: FE trails/roads, especially along The project site is located 
Euphydryas editha quina CNDDB: SA hilltops, and clay soils and 

No Not Expected 
well outside of the USFWS 

quino checkerspot butterfly Cnty of SD Group: 1 cryptogrammic crusts, which recommended quino survey 
MSCP: NE (Cnty of SD only) favor host plant growth; primary areas. 

caterpillar host plants include 
Plantago erecta at lower 
elevations and P. patagonica and 
Antirrhinum coulterianum at 
higher elevations; additional host 
plants may include Cordylanthus 
rigidus and Castilleja exserta; 
adults nectar on low growing 
annuals; adult flight period 
typically Mar-Apr, depending on 
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winter rainfall and temperatures. 
AMPHI BIANS 

CNDDB: SA Breeding and egg laying occur No suitable habitat occurs in 

Spea hammondii 
DFG: sse almost exclusively in shallow, the project study area. In 

western spadefoot toad 
Cnty of SD Group: 2 temporary pools formed by No Not Expected addition, no known records 
North Cnty MSCP: CS heavy winter rains, typically occur in the project study 
MHCP: CS within grassland habitat. area. 

REPTILES 

Shows a preference for areas of No suitbable 

Anniella pulchra pulchra 
CNDDB: SA leaf litter and loose soil along habitat/conditions occur 

silvery legless lizard 
DFG: sse washes, beach sand dunes, open No Low onsite and no known records 
Cnty of SD Group: 2 scrub and woodland, and sandy occur within the project 

benches along alluvial fans. region. 

CNDDB: SA 
This species is a diurnal reptile 

No suitable habitat occurs in 
DFG: sse from early spring to late summer 

the project study area. In 
Aspidoscelis hyperythra 

Cnty of SD Group: 2 
that prefers washes and other 

No Not Expected addition, no known records 
orange-throated whiptail 

MSCP: CS 
sandy areas with patches of 

occur in the project study 
brush and rocks in coastal scrub 

MHCP: CS 
and chaparral. 

area. 

This species is endemic to 
southern California and northern 
Baja California, Mexico (USFS 
2006b ). This diurnal lizard 
occurs in a variety of habitats, 
including coastal sage scrub, 

CNDDB: SA chaparral, grassland, coniferous 
Phrynosoma coronatum (blainvillii) USFS: S forest, oak woodland, riparian, 

No Not Expected 
No suitable habitat occurs in 

coast (San Diego) homed lizard DFG: sse and the margins of higher the project study area. 
Cnty of SD Group : 2 elevation desert, with an 

abundance of open areas for 
basking and obtaining prey (i.e. , 
native ants and insects), and 
loose, fine soils that provide 
camouflage and allow burrowing 
for protection from predators. 

Plestiodon ( = Eumeces) skiltonianus CNDDB: SA Diurnal species that actively No Not Expected No suitable habitat occurs in 
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interparietalis DFG: sse forages through leaf litter and the project study area. In 
Coronado Island skink: Cnty of SD Group: 2 dense vegetation in a variety of addition, no known records 

habitats including grasslands, occur in the project study 
sage scrub, and various area. 
woodlands including oak, pine, 
juniper, and riparian. 
This species ranges from 
Creston in San Luis Obispo 
County southward, primarily on 
the coastal side of the 
mountains, into Baja California, 
at elevations ranging from sea 
level to 2,130 meters (7,000 
feet), but is typically found 
below 1,524 meters (5,000 feet) No suitable habitat occurs in 

Salvadora hexalepis virgultea 
CNDDB: SA (USFS 2006b ). This diurnal the project study area. In 

coast patch-nosed snake 
DFG: sse snake prefers coastal sage and No Not Expected addition, no known records 
Cnty of SD Group: 2 chaparral habitats with low occur in the project study 

shrub structure of medium area. 
density. Habitat selection is 
closely related to the presence of 
the species' primary prey, 
whiptaillizards (Cnemidophorus 
spp.), and the presence of refuge 
and burrow sites for 
overwintering, which generally 
occurs between Oct to Mar. 

BIRDS 
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Year-round resident of San 
Diego County that frequently 

CNDDB4
: SA 

nests in dense stands of live oak, 

DFG: WL 
riparian deciduous or other Potentially suitable foraging 

Accipiter cooperii 
Cnty of SD Group: 1 

forest habitats located near water 
No 

Moderate and nesting habitat is located 
Cooper' s hawk 

MSCP: CS 
and along broken woodland within the project study area 

MHCP:CS 
habitat and edges, where it can and adjacent to the site 
perch under cover and hunt prey, 
including amphibians, reptiles, 
and small birds and mammals. 

Winter visitor only of southern 
May forage over the site. 

CNDDB4
: SA California and is found in a wide Moderate 

This species does not 
Accipiter striatus 

DFG: WL variety of habitats. Prefers areas No (Winter 
nest/breed in San Diego 

sharp-shinned hawk county but is known to 
Cnty of SD Group: 1 with trees or large shrub and Visitor Only) 

winter throughout San Diego 
feeds primarily on small birds . 

county. 

Sedentary year-round resident 
that occurs in sparse, mixed 

CNDDB: SA 
chaparral and sage scrub 

Aimophila ruficeps canescens DFG: WL 
habitats, often on rolling, 

southern California rufous-crowned Cnty of SD Group: 1 
herbage-covered hillsides with 

No Not Expected 
No suitable habitat occurs in 

scattered shrubs and rocky the project study area. 
sparrow MSCP: CS 

outcrops; breeds from Mar-Jun, 
MHCP: CS 

with nests built on the ground 
concealed at the base of grass or 
a shrub. 
Year-round resident that has 

Buteo lineatus 
adapted to loss of habitat. Once 

Moderate 
red-shouldered hawk 

Cnty of SD Group: 1 found primarily in riparian No May forage and nest on-site 
woodlands it has expanded into 
rural residences, eucalyptus 
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woodlands, and orchards. 

DFG: sse A year-round resident that 

CNDDB: SA 
occurs in cactus dominated 

Campylorhynchus 
MSCP: NE (Cnty of SD 

Diegan coastal sage scrub. The 
No suitable habitat occurs in 

brunneicapillus sandiegensis 
only), CS 

cactus wren nests in coast cholla No Not Expected 
the project study area. coastal cactus wren 

MHCP: NE,CS 
( Cylindropuntia prolifera) and 

Cnty of SD Group: 1 
prickly pear (Opuntia 
littoralis) . 
Summer resident but can be 

DFG: sse found during migration and 
No suitable nesting and 

Dendroica p etechia brewsteri 
CNDDB4

: SA 
winter in small numbers; found 

No Not Expected foraging habitat occur within 
yellow warbler 

Cnty of SD Group: 2 
in mature riparian woodlands; 

study area. 
nesting occurs from May 
through July. 
Year-round resident; prefers 
riparian woodland, oak groves or 

Elanus leucurus 
DFG: FP sycamore groves adjacent to No suitable nesting and 

white-tailed kite 
CNDDB4

: SA grasslands for foraging. Diet No Not Expected foraging habitat within the 
Cnty of SD Group: 1 consists of the California vole or study area. 

meadow mouse. Nests mid-
February though June. 
Summer resident, arriving by 

ESA: FE mid-May and remain through No suitable nesting and 
CESA: SE mid-July. This bird is a riparian foraging habitat occur within 

Empidonax traillii extimus CNDDB: SA obligate and primarily occurs in 
No Not Expected 

study area. In addition, no 
southwestern willow flycatcher MSCP: NE (Cnty of SD), CS densely vegetated riparian current or historical records 

MHCP: CS habitats, preferring streamside in of this species in the project 
Cnty of SD Group: 1 areas that have water throughout area. 

the spring and summer. 

Summer resident to riparian 
No suitable nesting and 

DFG: sse 
woodland/scrub with dense 

foraging habitat occur within 
Icteria virens CNDDB: SA 

undergrowth below 1500 feet No Not Expected 
study area. In addition, no 

yellow-breasted chat MHCP: CS 
elevation. Arrives in early April 

current or historical records 
Cnty of SD Group : 1 

and departs by mid-September. 
of this species in the project 
area. 

Picoides nuttallii 
CNDDB4

: SA 
Year-round resident; typically 

No Moderate 
This species was not 

Nuttall's woodpecker uses a mix of deciduous riparian detected, but likely occurs in 
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and adjacent oak habitats, but is the area within urban 
also using urban landscaping. landscaping. 
Nests in tree cavities; breeds 
from late Mar to early July. 

ESA: FT Year-round resident in coastal 
DFG: sse areas below500 m (1 ,500ft); 

Polioptila californica californica 
CNDDB: SA prefers coastal sage scrub habitat No suitable nesting and 

coastal California gnatcatcher 
MSCP: NE (Cnty of SD that is dominated by Eriogonum No Not Expected foraging habitat occur within 
only); CS fasciculatum var. fasciculatum the study area. 
MHCP: CS and Artemisia californica as well 
Cnty of SD Group: 1 as open chaparral. 
ESA: FE 

Summer visitor to southern No suitable nesting and 
CESA: SE 
CNDDB: SA 

willow scrub habitat and foraging habitat occur within 
Vireo bellii p usillus 

MSCP: NE (Cnty of SD 
mesquite thickets. Arrives in San 

No Not Expected 
the study area. In addition, 

least Bell's vireo 
only), CS 

Diego County by late March or no current or historical 

MHCP: CS 
early April and leaves by the end records of this species in the 

Cnty of SD Group: 1 
of September. area. 

MAMMALS 

Nocturnal bat species that is a 
yearlong resident throughout 
California and occurs in a wide Suitable foraging habitat 

CNDDB: SA variety of habitats, including occurs within the study area 

Antrozous pallidus 
USFS: S grasslands, shrublands, Moderate for but no preferable roosting 

pallid bat 
DFG: sse woodlands, and forests, but No Foraging; Low habitat including rocky 
North Cnty MSCP: CS prefers rocky outcrops, cliffs, for Roosting outcrops, cliffs, and crevices 
Cnty of SD Group: 2 and crevices with access to open were identified during the 

habitats for foraging, may forage biological survey. 
up to 2.5 km (3 mi) from day 
roost. 
Nocturnal species that occurs in 

Chaetodipus californicus femora/is 
CNDDB: SA a variety of habitats, including 

No suitable habitat occurs 
Dulzura (California) pocket mouse 

DFG: sse coastal scrub, chaparral and No Not Expected 
within study area. 

Cnty of SD Group: 2 grasslands, typically in brushy 
areas along grass-chaparral edge. 

Chaetodipus fall ax fallax CNDDB: SA Nocturnal species that occurs in No Not Expected No suitable habitat occurs 
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northwestern San Diego pocket mouse DFG: sse a variety of habitats, including within the study area. 
e nty of SD Group: 2 coastal scrub, chaparral and 
MHeP:eS grasslands, typically in brushy 

areas along grass-chaparral edge. 
Nocturnal species found in 
rocky, gravelly areas in both 

DFG: s s e 
coastal and desert areas. Habitat 

Chaetodipus fallax pallidus eNDDB: SA 
includes coastal scrub, chamise-

No suitable habitat occurs 
pallid San Diego pocket mouse MHeP: eS 

redshank chaparral, mixed No Not Expected 
within the study area. 

enty of SD Group: 2 
chaparral, sagebrush, desert 
wash, desert scrub, desert 
succulent shrub, pinton-juniper 
and annual grassland. 
Nocturnal bat species that occurs 

Suitable foraging habitat 
in many open, semi-arid to arid 

occurs within the study area 
eNDDB: SA 

habitats, including woodlands, 
Moderate for but no preferable roosting 

Eumops perotis californicus coastal scrub, grasslands, 
western mastiff bat 

DFG: sse 
chaparral, desert scrub, and 

No Foraging; Low habitat including rocky 
enty of SD Group: 2 for Roosting outcrops, cliffs, and crevices 

urban areas; roosts in crevices in 
were identified during the 

vertical cliff faces, high 
buildings, trees, and tunnels. 

biological survey. 

Occurs in eA in coastal 
lowlands and roosts in large 
shrubs and fruit trees. Solitary 
bat that commonly roosts in edge 

Lasiurus blossevillii 
DFG: sse habitats adjacent to streams, Low for Low suitability for foraging 

western red bat 
eNDDB: SA open field, orchards and No Foraging and and roosting habitat within 
enty of SD Group: 2 sometimes in urban areas. There Roosting the study area. 

may be an association with intact 
riparian habitat (particularly 
willows, cottonwoods, and 
sycamores). 
Nocturnal bat species that is No preferable suitable habitat 

Myotis yumanensis eNDDB: SA 
found in a wide variety of occurs within the study area. 
habitats ranging from sea level No Low This species is the most 

Yumamyotis enty of SD Group: 2 
to 3300 m (11,000 ft), and commonly detected bat 
prefers open forests and species in the MSeP study 
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woodlands with sources of water area and is fairly urban 
over which to feed; roosts in adapted (2005). 
buildings, mines, caves, or 
crevices, as well as abandoned 
swallow nests and under bridges, 
and uses separate day and night 
roosts; feeds over water sources 
on a wide variety of small flying 
insects found by echolocation; 
hibernates. 
Mainly nocturnal, but also 
crepuscular and occasionally 
diurnal small mammal that is 
active year-long and prefers 
coastal scrub or juniper/ 
sagebrush habitat, with moderate 
to dense canopies, particularly in 
areas of rock outcrops and rocky 
cliffs and slopes; nests are 

eNDDB: SA 
constructed of twigs, sticks, 

Neotoma lepida intermedia 
DFG: sse 

cactus parts, and rocks, 
No Not Expected 

No suitable habitat occurs 
San Diego desert woodrat 

enty of SD Group: 2 
dependent on the availability of within the study area. 
surrounding building materials, 
and are usually built against a 
rock crevice or in the lower 
branches of trees; prefers to eat 
the buds, fruits, seeds, bark, 
leaves, and young shoots of live 
oak, chamise, and buckwheat, 
and is dependent on prickly pear 
for water balance in desert 
habitats. 

eNDDB: SA 
Variety of habitats, including 

Onychomys torridus ramona 
DFG: sse 

grasslands, sage scrub and 
No Not Expected 

No suitable habitat occurs 
southern grasshopper mouse 

enty of SD Group: 2 
chaparral, where fri able soils within the study area. 
occur. 

Taxidea taxus eNDDB: SA Nocturnal and diurnal carnivore No Not Expected No suitable habitat occurs 

901 and 911 Skylark Proj ect A-3-15 
Merkel & Associates, Inc. #12-086-02 
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Scientific Name Sensitivity Habitat Verified 
Potential Factual Basis 

Common Name Codes and Statusu Preferences/Requirements3 On-Site 
To Occur forDetermination of 
On-Site Occurrence Potential 

American badger DFG: sse that is most abundant in drier within the study area. 
MSCP: CS open stages of most shrub, 
Cnty of SD Group: 2 forest, and herbaceous habitats 

with friable soils for digging 
burrows for cover. 

. .. 
References for Senslt!Vlty Codes and Status. County 1997, Ogden et aL 1998, AMEC 2003a, County 2009b and d, CDFW 201lb-d 

2California Natural Diversity Database Special Plants/ Animals = A general term that refers to all taxa inventoried by the CDFW CNDDB, regardless of their legal or protection 
status; these taxa include species, subspecies, or varieties that fall into one of the above categories and/or one or more of the following categories: 1) Taxa officially listed or 
proposed for listing under the federal and/or state ESA; 2) Taxa which meet the criteria for listing, even if not currently included on any list, as described in Section 15380 of the 
CEQA Guidelines, which may include California Native Plant Society (CNPS) California Rare Plant Rank (CRPR) Lists 1 and 2, and some List 3 plants; 3) Bureau of Land 
Management (BLM), US. Fish and Wildlife Service (USFWS), or U.S. Forest Service (USFS) Sensitive (S) Species; 4) Taxa considered SSC by the CDFW; 5) Taxa listed by the 
CNPS; 6) Taxa that are biologically rare, very restricted in distribution, declining throughout their range but are not currently threatened with extripation, or have a critical, 
vulnerable stage in their life cycle that warrants monitoring; 7) Populations in California that may be peripheral to the major portion of a taxon's range, but are threatened with 
extirpation in California; 8) Taxa closely associated with a habitat that is declining in California at an alarming rate (e.g., wetlands, riparian, old growth forests, desert aquatic 
systems, native grasslands, valley shrubland habitats, vernal pools, etc.); and 8) In addition to the above taxa, those taxa designated as a special status, sensitive, or declining 
species by other state or federal agencies, or non-governmental organization (NGO) [e.g., The World Conservation Union (illCN) Conservation Dependent (CD), Critically 
Endangered (CR), Data Deficient (DD), Endangered (EN), Least Concern (LC), Near Threatened (NT), Vulnerable (V) species; California Department of Forestry and Fire 
Protection (CDF) Sensitive (S) species; National Marine Fisheries Service (NMFS) Species of Concern (SC); American Fisheries Society (AFS) Endangered (EN), Threatened 
(TH), Vulnerable (VU) species; Xerces Society (XERCES) Critically Imperiled (CI), Data Deficient (DD), Imperiled (IM), Vulnerable (VU) invertebrate species; USFWS Birds of 
Conservation Concern (BCC); American Bird Conservancy (ABC) US. Watch List of Birds of Conservation Concern (WLBCC); Marine Mammal Commission (MMC) Marine 
Mammal Species of Special Concern (SSC); and The Western Bat Working Group (WBWG) High (H), Low-Medium (LP), Medium (M), Medium-High (MH) Priority species]. 
3References for Habitat Preferences/Requirements: (plants) Reiser 2001, CNPS 2010; (butterflies) Faulkner and Klein 2004, Opler 2006; (amphibians and reptiles) Stebbins 2003, 
CDFW 2010a; (birds) AOU Birds ofNorth America On-line 2010 and CDFW 2010a; (mammals) CDFW 2010a. 
4CNDDB only tracks the nesting locations of these bird species; the location of the nest or any indication of breeding (i.e., territorial males, adults carrying nest material , adults 
carrying food, the presence of newly fledged young, etc.) is acceptable evidence of nesting. County of San Diego listing is for breeding populations only. 
5CNDDB only tracks the wintering range of these bird species. County of San Diego listing is for wintering populations only 

901 and 911 Skylark Proj ect A-3-16 
Merkel & Associates, Inc. #12-086-02 
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• ENGINEERING CONSULTANTS, INC. 
11679 VIA FIRUL • SAN DIEGO,' CA 92128 
TEL: (858) 675-9490 • FAX: (858) 675-9487 

-~ 
-. CIVIL ENGINEERING CONSULTING 

April 7, 2014 

JohnS. Fisher 
Development Project Manager 
Development Services Department 
City of San Diego 
1222 First Avenue, MS 301 
San Diego, CA 92101 

2013 .309 

Subject: Response to PTS 349884 Sacido Residence CDP Assessment Letter, Cycle 3 LDR-Planning 
Review Steep Slope Comments. 

Dear John: 

In response to your Assessment Letter dated March 11, 2014, our Project Team has reviewed with Mr. 
Sacido the Cycle 3 comments prepared by city staff. A project critical issue has been raised that needs to 
be resolved before we can complete our response for resubmittal. In particular, LDR-Planning comment 
Number 10 pertaining to "Steep Slopes," by Chris Larson, is potentially a project killer if we can 't resolve 
the natural vs. previously legally graded slopes. 

As part of our CDP submittal package to the city, I had prepared a colored slope analysis of both lots (90 1 
& 911 Skylark Drive, La Jolla) consistent with the city's Municipal Code. While the Slope Analysis 
clearly shows that the proposed development along with the code violation area is in slopes greater than 
twenty-five percent, our research on the history of the properties show that the slopes do not rise to the 
level of being natural as defined by the Municipal Code (SDMC 143.0142(a)(2). 

City Map Records Research 

On March 24, 2014, I did further document research at the city 's Map Records Department. With the 
assistan~e of Patrice Percy, all available records were reviewed to determine if any grading plans had 
been prepared for the two lots located 901 & 911 Skylark Drive, La Jolla. The subdivision that includes 
these two lots is La Jolla Mesa Vista, Map No. 3650, recorded May 7, 1957. Improvement plans 
associated with this subdivision have drawing number 13022-L. No mass grading plans for the 
subdivision lots were prepared. All lot grading plans were prepared and approved under city-issued 
building permits. Grading associated with the streets was done under the "L" improvement plans . 
A site plan showing a proposed home and some general grading for 911 Skylark Drive (Lot 52) is on 
building plan Drawing Number 4768-B. The building plans were approved in 1961. 
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City Clerk's Office Document Research 

Tracy Stevens, in the City Clerk's Office, responded to my request for certain Ordinance documents 
pertaining to Land Development Code Section 62.04. Ordinance documents requested were 7229,8354 
and 8828. Ordinance No. 8354, recorded September 20, 1960, covers Land Development Code Section 
62.0106, "Land Development Work Not Subject To Regulation." Land development not subject to 
regulation under this section included: 

"(c) The making of excavation on any site or contiguous sites, held under one ownership not exceeding 
four feet in depth and/or not exceeding an average of 0. 6 cubic yard removed per square yard of pad 
area removed in any 12-month pei·iod." · 

And, 

" (d) The making of embankment on any one site or contiguous sites not exceeding three f eet in depth 
and/or not exceeding an average of 0. 4 cubic yard of material deposited per square yard of pad area in 
any 12-month period. " 

This ordinance would have been in place and enforced at the time that the two lots were developed in 
1961. Since this was considered private development, it was not subject to provisions covering work in 
the public right-of-way at that time. 

Private Engineer Discussion 

On April 2, 201 4, I met with Mr. Eugene F. Cook, PE (E.F. Cook & Associates), to discuss the way 
private land development was addressed at the time these lots were developed. Gene Cook has been 
practicing civil engineering in San Diego since 1952, a:nd is quite familiar with development in the La 
Jolla area. He indicated that there would not have been any mass grading plans on file with the city for 
this subdivision because the general praCtice at that time in this area of town was to grade the streets and 
install the improvements per the improvement plans on file with the city. The soils engineer on the 
project would direct where fills would be placed and test for compaction accordingly. Fills may have 
been placed on lots as part of the grading operation of the streets with oversight fill placement 
accordingly. This is consistent with the results of my research in the Map Records Department with city 
staff assistance. 

Prior Soils Irivestigation 

TerraPacific Consultants, hie., prepared a geotechnical investigation ("Geotechnical Investigation, 
Proposed Residence, 911 Skylark Drive, La Jolla, California," July 27, 2007, File No. 27069) for the 
previous owner, Dr. Fred W. Hammond. Included in that report were the results of five test pits along the 
face of the descending slope at the south side of the property. The results of the test pits show in plan 
view (Figure 3) the approximate limits of prior grading, and cross sections of the various soil formations 
(Figure 4). Text of this investigation is discussed in "3.2 Subsurface Exploration." This information is 
included as an attachment to this letter. 

11679 VIA FIRUL • SAN DIEGO, CA 92128 • TEL: (858) 675-9490 • FAX: (858) 675-9487 
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Summarizing the results of that soils investigation, the upper portion of the rear, south facing slope is 
comprised of "undocumented fill matelial of up to 12 feet" [TerraPacific]. The tetm undocumented does 
not insinuate either uncompacted or illegal fill. It simply states that the fill is not a natural formation and 
no records were referenced to identify the provenance of the fill. This would be consistent in my 
discussion with Gene Cook, PE. Whereby, placement of fill at the time of this development (1960) 
probably would have been observed by the soils engineer for the development. The TerraPacific soils 
report concluded that the undocumented fill " .. . .. was found to be properly benched into formational 
material." Additionally, the Slope Stability Analysis of the fill showed that it had adequate factor of 
safety. 

Also of note regarding Figure 3 in the soils report, the undocumented fill across both lots extended to the 
side property lines. This indicates that the lots on either side have fill placement as well. This is not an 
isolated condition where fi ll slopes were limited to these two lots. 

With respect to SDMC 143 .01 42(a)(2), the natural slope would begin below an elevations of either 
approximately 230 or 220 MSL [TerraPacific Fig. 3]. Based on this infotmation, the natural, rear south 
facing slope for 901 & 911 Skylark Drive does not exceed 50 feet in height. The natural slope is 
terminated at the excavation for the development of the lots below, which preceded this development 
(Lomas De La Jolla, Unit No. 1, Map 2572). Overall, the remains of the natural slope does not exceed 
40-45 feet in vertical height, below the threshold meeting SDMC 143 .01 42(a)(2). 

John, based on the information provided in this response letter to the Cycle 3 issue raised, and the 
importance in the city agreeing with our position on this matter, in order to continue with the project 
process as planned, we wish to obtain a written agreement to our conclusion as quickly as possible. 
A meeting at your convenience to discuss the particulars of this matter would be welcome by our project 
team. 

Sincerely, 

Mark A, Farrington, PE 

Cc: Antonio Sacido, Owner 
John Krizan, RJ;:A 

·' ::.: <f.:;:,,.:··: 

11679 VIA FIRUL • SAN DIEGO, CA 92128 • TEL: (858) 675-9490 • FAX: (858) 675-9487 
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SE.C. 62.&402.2 

DMSION 4 

LAND DIVD.OPMENT 
(Added 11 ·2'1 ·~ by Ord. 7229 N.S.) 

(Amended 9-~ by Ord. 8.!~ N.S.) 
(Ammded ~U3 by Ord. 8828 N.S. ) 

. (Ammdtd 8-17·71 by Ord. 10660 N.S.) 

SE.C. 62.0401 PUU'O$I AND INTl.NT 
his tht pu~ of th is Division to r~latt grading on bolh public and p rivate propmy as 
~· 10 protect pt~ns , propmy and ~t environ~~' · All ~d dn:t!opmmt ptrformtd 
WJlhan lhe City of San D•~ t.h.all comply wuh the provmons of this Divmon. 

In ad<lition 10 lhe sptcihcrequimnmu of !his Division, a ll ~na·ptrforming rracJing t.h.all 
lake all due can to rrovide safe and st.able slopes. . 

(Old Sec. 6Z.040 P Al'ME.NT OF FEES. Added 11 ·27·S6 by Ord. 7229 N~S.;AIMDdtd f.~ 
lly Ord. U~ N.S.; Ammdtd 2·16-71 by Ord. 10504 N.S.; Rmumbered 8-17·71 by Ord.111660 
N.S. 10 Sec. ~0107;) · · 
(New Sec. 62.0401 ADMINISnA TION OF. LAND D'IVELOPMI.NT a'Y THI. aTY 
E.NGJNUR ·Added a.od a.osmdtd 8-1 7·71 by Ord. 10660 N.S. • formely iD Sec. U.t10C.) 
(Ammded 7·16-79 by Ord. 12698 N.S.) 
(Amtnded 1·7..a5 by 0.1M48 N.S. with tide chaD~ &om ADMl'NISTIATION OF LAND 
DIV'ILOPME.NT If CITY E.NGINUR 10 PURPOSE AND INTENT.) 

SIC. 62.0402 ADMINISTRATION 

The Ci1y EnJinffi' shall admin isu~r lhis Division in accord.an~ wilh lhe provisions of 
Division I of lh1s Article and shal l do all lhings neceuary to eflect iu purpose and intent, 
inclu<ling: 

(iii ) Est.ablish st.andards and promulgate regulations; 
(b ) A~pt applications and imp(>~ conditions of approval; 
(c) Issue pmniu when all applicable con<litions an' met ; 
(d ) Cau~ the work to bt irupteted and cm.ify completion; 
(e) Suspend or can~! pmniu whm~er : 

( I ) FaCLS art not as pl't'ltrlttd in application; 
(2 ) Work is inconsist.tnt with approved plans; 
(5) Necnsary to $ii(eguard lhe public health, $illet)' or general welfare. 

(f) Cau~ unauthoriltdland d~elopment to bt stopped . 
(Old Stc. 62.0402 FEES UNDER THIS ARTICLE SHALL II DIT'IR.MIN'ID AND 
COLLECTED AS FOLLOWS: · Added 11·2'1·S6 by Ord. 7229 N .S.; Ammded 9-20-60 by Ord. 
U~ N.S.; Ammded 2·1 6-71 by Ord. I0504 N.S.; noumbtrtd 8-17·71 by0rd.l0660 N.S. 10Stc. 
6:.0108.) 
(New Stc. 62.0402 APPUCA.IILITY T O ALL LAND DIVI.LOPME.NT ~ Adcltd 8-17·71 by 
Ord. 10660 N.S.) 
(Amended I· 7~ by 0·1M48 N .S. with tide change from APPUCA.'IILITY TO ALL LAND 
DEVELOPMENT 10 ADMINISTRATION.) 

SE.C. 62.0402.1 PENAL TIES FOR. UNA UTHORJZED LAND DEVELOPMENT 

No person shall do or cau~ to bt done any work covtrtd undtr lhis Division wilhout having 
first obt.aintd a Land ~elopment Permit. Where land d~tlopment is undcnakm wilhout a 
permit , lhe City Engineer shall initiate administra1ive penalties in aa:Ordan~ with the 
provisions of Section 62.0)()4 htrtol. . 

In ad<lition 10 the administraiivt ptnaltin imposed by lhe City Enginttr, ptnOm violating 
lht provisions of thi& Division shall bt guihy of an infraction and subject to a fine not to~~ 
$100 upon a lint conviction. A second violation within lhrte yean of conviction shall consti1ule a 
misdemeanor and shall bt subject tO a fint notiO ex~ $!100 plus a maximum of 90 cbys in jail. A 
lhird or st..lbstqumt violation within five years of a fint conviction shall consti1111e a 
misdemeanor and shall bt subject to a fine not to tx~ S 1,000 plus a maximum of six monlhs in 
jail. . 

The provisions of !his s.tction shall apply to all~~~~ who do; or cawe to bt done any work 
covtrtd by this Division wilhout btntfil of a permu including, bu1 not limited to: 

(a) Propmy owners or ltuen wilh whOK ptrmi.uion or under whOK direction lhe work is 
done; · . 

(b) Contracton who perform lht work; 
. (c) Truckm who transpon fill ma1trialto lht site or lhe txeavattd mattriallrom lht silt. 

· Complian~ with lhe provilions of !his Division shall bt tvidmced by poueuion of a valid 
Larid ~elopmmt Pmmt or a copy tMnor. · · 

(Added 1·7-15 by 0.1048 N.S.) . 

SE.C. 61.0402.2 I.NFOI.CVIINT 
1bt City Enginttr and his cloesigna1td rtpl't'ltrlt.atives , in addition to law mfor~mmt 

~nne! who an' othtrwi~ trnpowtrtd 10 mfor~ the provisions of lhe San Di~ Municipal 
Code, an' he-reby authoriztd and trnpowtrtd to mfor~ lht provisions of thU Divuion. 

(Addtd 1·745 by Ord. t-IM48 N.S.) 

.-
..---
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SIC. 62.HO! 

SIC. 62.040$ I.X£MPTIONS FROM PI.JlMIT U QUIU:MINTS 

Tht foll.owing t~' of work aha II not ~uirt a u nd l>fwlopment Pmnit: 
(a) Ixcnation on any aitt when all of tht following conditiom art mrt : 
. (I) Dtpth a t any point don not n aord four feet meaauml vm.ic:ally from thr natural 

sround i urfact; . . . . . 
(2) Slopti along an)' tx ttrior property lint art no~~~ than two uniu horizont.alto on~ 

w-rtic:al and tht top of alopt i• no d Oiel' than one foot from the pro~ty lint; 
(5) The nc:avation doti not chan~ or advcnely affra tht n uting drainagr pattern ; 
(4) Q uantity of mattrial txcava ttd doe1 not naorc!·thr ratt of 5~ cubic yar<h pt r 5,000 

aqua.rt fe-tt of ljtt area ac~w o( tht _volum_t wi thinJI:Ir ... b.ui~..nunwi~P.t;-" 
(b ) Ixc:avau on btloWTintafieGrraileTofthe 6i~m~entor fooung ofibUtlding . for a rtt.a ining 

wall, or for any oLh~ atructurt a uLhoril.td by 1 valid building J~"~D il. Thi1 paragraph 1ha ll not 
txtmpt from pmnit requi~u. howevn, any.tmbankm.ent made with the material from 1uch 
nca\-ation which n cftds subseCtion (c) nor shall it nempt any rnuhant cut alope with an 
unauppomd height ol peat~ than four ftft after completion of. Lht structure; 

(c) Embankment on any lite whm all ol Lht followins condition~ an met: . 
. (1) Depth at any point don not nCftd lhree fee t meuuml WTtically from the natural 

sround 1urfacc; · 
(2) Slopt~along any ntmor proptny line an no lleeptr than two uniu horilonUI I to onr 

WTtical and the toe ol alopt u no doteT than three ftft 10 Lht propomy line; 
(5 ) None of the rmbankment i.a p laced on an ailtina Jlopt 11eq1er than five unit~ 

horilon Ill I 10 one vertical; ' · 
(4 ) Tht tmbankmmt don not~ or advenely affect the matins drainage pa tttrn ; 
(5) Quantity of material placeddoanotncftd Lhtrate of S~cubic yar<h pn 5,000aquare 

· fe-tt of aite aru. . . 
(d) The depositing of material in any disposal area operated or lict'fi!M!d by the Ci ty punuant 

10 the ttrml of the Municipal Code whtrt thr opn-ation and conduct Lhtrtof doel not block or 
di vert any natural dra inage way or aUrct tht lattral l uppon .or unduly in~ tht alltUtl in or 
prnsurn upon any adjact'fl t or contiruow proptTty; 

(t ) Gravel piu , minet , quarriet or Lht protnJing and ltodtpiling of aoil. rod. and rravrl . 
aggr~a t r . or clay whtrt auch opnation1 art conducted in accordanct with 1 Conditiona l l ' 1r 
Pemut inued puuuant to the trtml of tht Municipal Code , whtrt tht opnation a nd th r conduc t 
thtrtOf dan not block or di~t any natural drainaet way or affra the latrral 1uppon or undu ly 
inanst tht atrtut' in or prnsuret upon any adjact'fl t or cauii\IOUI proptny; 

(f) Excavation or embankment perlormed b)· a sowmmm~l agtncy , public u tility . or their 
conllactor in conntction with thr corutruction ol roadwaya , pipelines, or utility linN wi thtn 
their righu-of·way; · 

(g ) Clearing and crubbing of subdivided land in al i iiOMI ncep~ A·l·5 and A· l ·I O; 
(h ) Cm.ain aoib and JtOlogic nploration activity aa mort ~icall y dnaibtd in Section 

62.0401 .6. 
b~ptiom from J~"~Dit requiremenu ihal l DOl apply 10 lflding , including clearing and 

rrubbing , whenno~ : 
(a ) Grading will occur in de-ligna ted opm apact Of' in an mvironmenw ly ~m~ i tivt area; 

· (b ) Gr-a ding will occur in any wa terway or wetland , IUQJ!l , river , channel, pond , lake , 
harbor, ocean, manh, bog , lagoon, or w-rnal pool; 

(c) Grading will occur in any flood"'·a ~· or floodplain frin~ ; . . 
(d) Grading will occur in a ny officially mapptd area of llish JtOiogic ruk (Zone " D"! a ~ 

defined by the Sti1mic Saftt)' I lemtnt of the Gmtral Plan; 
(t) Grading will occur in the Old San Di~o Planntd District; 
(f) Grading will occur in Lhe Hillaidr R~tw Overlay Zone. 
Land development requirtd 11 a condition of approval ol a tentative map &hall proef'td in 

accordanct with the procedurtt tstabliahed by Chapter X. Article 2 of the San Diego Municipa 1 
Code, 

(Old Src. 12.0405 RITUNDINC OF PI.JlMIT n:IS ·Added 11·%7-!16 by oro. '1229 N.S.: 
Ammdedt-26-60 by oro; 15~ N.S.;A.IDeodtd2·16-71 ~Orcl.lt!W)4 N.S.;rmWDbered S-17·71 
~ Ord.l0660 N.S. ao 12.0109.) 
(Nrw $e(. 62.H05 UCE.PTJONS fOil LAND DEVI.LOPMINT • Added tLDd amendtd 
1-17·71 by Ord. lt660 N.S. • formrrly ill Seo. 12.1186 aDd 62.0107.) 
(Ammded 7-6-79 by oro. 111698 N.S.) 
(Ammded 10.1,79 by oro. a.uoso N.S.) 
(Ammcled 1·7-15 lly 0.16548 N.S. with Iitle dwm from UCI.PTJONS FOil LAND 
DIVELOPMINT 10 UCE.PTJONS ROM PEAMrr a.IQUIUJtii.JII"TS.) 

SIC. 61.1404 LAND DEVELOPMENT IN OONNEC110N WITH A aUILDING OR 
STilUCTUI.I 

Any pn-IOn dtsiririg to do lan.d dnootlopmmt work in connect.ioin with Lht conatruction of a 
prior building or ltructurt shall obUiin I und l>fwlopmmt Permit prior 10 ob~ining a 
Building Pmnit. The City may ainpmd a Building Permit or withhold thr Cntific:atr of 
Occupancy whtrt it i.• found that land dtvtlopment hal btm done without a ptTmit until auch 
time a1 the requi.rtd J~"~Dit u ob~ined. Any penon pniorming land dtvtlopment without 
btndit of a JXT!hil a~ II bt funh~ aubjrct 10 ~ pmaltia providtd for in Sectiona62.0 I 04(g land. 
62.0401 .1 ofthh Article. 

(Added and IIDt'Dded B-17·71 by Ord. l t660 N.S . • ron.,m, ill Sec. 61.1108.) · 
(Ammcltd 1·7-15 by 0.1U48 N.S. with titlt dwlr_ from LAND DIVI.LOP MENT WORJ\ •· : . 
INCIDENTAL T O A I UJLDING Oil STRUCTURE to LAND DE\'ILOPMINT IN 
CONNI.CnON WITH A BUILDING Oil STR UCT1.J1L) 
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l-85 SEC. 62.0406 

SEC. 12.$404.5 CLE.AJUNG AND GRUIJIING 

Clearing and grubbin~ shall mean thr removal of any and all types of vegrtation fn~m thr 
land, including the cleanng and breaking up of the surfact of the land, through the u~ of 
motoriud equipment. · . 

Clearing and grubbing which must be done in connectioin with land development u an 
in~qral part of the total work regulattd by this Division and is subject to all of the requirffnents 
&herrof, anduding the obtaining of a Land ~·elopment Penn it, unleu such development work 
U c:a~qorically exempttd pun uant to S«tion 62.040~ of Lhis DivUion. 

(Added f.6.7H y Ord. 11118 N.S.) · 
(Ammded 1·7-IS by Ord. O.IU.S N.S. with ti tle chalirt from CLE.AiliNG AND GlltraiiNG 
INCIDENTAL TO UND DEVELOPMENT WOU to CLI.AJUNG AND GllU&IING.) 

SU:.I2.1404.6 SOIL TESTlNG AND GEOLOGIC E.XPLOJ.AnON 
Soil testing and seoleljic exploration shall be exempt from the permit requimnenu of this 

Divmon unless the p ding Lhm holds of SeCtion 62.0405(a ) or (b) ue elteftded; providtd, 
however . Lhat areas distu~ by such activity shall be m tortd. 

(Added 1·7-IS lly Ord. 0-IU.S N.S.) 

SEC. U.~ APPUCAnONS FOR PUMITS . 

Applica tions for Land ~elopment Pennit.s shall be made in accordanct with Section 
. 62.010!> of this Article. Application. w ll be accompanitd by detailed plaru and sp«ifications 
including but not limittd to: . 

(a ) A suitable topographic map showing presmt rontoun as well as propoeed finiahed rrade 
el~tions ; 

(b ) A p lot plan showing as a minimum the boundaries of Lhe pro~ development, lot lines , 
public and private righ t-of·way lines , and an indication of the intmckd u~ of Lhe property; 

(c ) An erosion control phin lor projecu within the Hillside Rrnn.· Overlay Zone or when 
otherwi~ requirtd by the City Engineer ; 

(d) A eoih repon prepartd by a .eoils engineer, including an assessment of 8eepage 
characteristics; 

(e) A a«pagr ltudy whenever bluting h to be perfonntd or bedrod is to be exposed ; 
(I} A ~logic report prepartd by a certilitd engin~ng grologist shall be requirtd in any 

uta of high gtologJc risk (Zone "D" J as delintd b)· the Seismic Safety Element of the Genera l 
Plan; · 

(g) A rn-qeution plan; • 
(h) The final environmental document which addreues Lhe pro~ grading; or 

An application for an environmental initial study ; or 
A statement ctrtifying tha t the project is exempt from environmental rrntw nquimnenu 

i.n acrordanct with Lhe California Envi ronmental Quality Act. 
Al l eoils and grologic.reporu shall consist of a preliminary repon and a fi nal as-built repon . 
Applications lor agriculture pennit.s are nquirtd one time only lor lands or portions thertof 

not used for agriculture during the five year period immediately prtctding application. A n~w 
application shall be nquirtd, however, whenever the lands or any portion thtTtOI subject to a 
previous permit are not used lor agriculture during any c:Ontinuous live year period ah er thr 
permit u granttd . . 

Applications require a description of the area , s~tement of crop to be planttd, and method of 
inigauon. Agriculture pt'rmit.s are limited to plowing along the naturalsurfact only or to thr 
making of embankmtnt.s or excavations within th~ ICOJ>( of S«tion 62.040~ "Exemptions from 
Permit Requi!'fment.s." Environinent.al cle:aranct is requirtd for mdangertd spKies and natural 
mvironment.al featum. . · 

Applications lor clearing and grubbing to be perionntd as pan of a City nquirtd or approvtd 
weed abaterneru or firt preventive program requur only a description of the site and nature of the 
work. 

(OMI Sec; 62.040~ STREET CLOSING FEES -Added &·9-6S by Ord. 8828 N.S.; 
Ammded and tn~ 8-17·71 by Ord. 10660 N.S. ·DOW in Sec. 62.0801.) 
(New Sec. 62.040~ APPUCATIONS FOR PERMITS· Added aDd -meted 8·17·71 by 
Ord. 10660 N.S. • rarmerty in Sec. 62.0SOl .l 

t
AIIICDded S.27·75 by ()rd. 11526 N.S.l . . · . 
Amatded 7·16-79 by Ord. 12698 N.S. . . .. . 
Ammckd 10.1·79 by Ord. O.UOSO N.S.) · 

_{A;mmdecf 1-10-&flty Ord ... 11265 N.S.) 
(A wended 1·7~ ~ OnL .. liUII N.S.) 

IEC.It.N16 ROTECTION OF ADJACf.NT.PlOPEilTV AND PtraUC RIGHTS-OF ·W A\' 

. During land ~lopmmt, the owner wll take all neoeuary measures to prot«t adjacmt 
property and wblic rijtlu-ol-way from damage which may result from 1M work and to provid~ 
lbt necasary f~ uid barricades to eliminate any hazard to &he public in their normal u~ of 
aac:h property or rilht-ol·way. Temporary (men or barricade~ shall be provjdtd adjacent to Lhr 
acavation wbert the slope is rwo feet horiront.al to one loot vertical or 11«per and! or Lht vertical 
beifht ol 1M acavation exmds six feet. Such fenen or barricades lhall be substantially 
CDnltNCttd and shall be properly maintained eo long as the hazard mul ting from 1M excavation 
~. . 

_ .. . · 
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SEC. 62.0406 

. ~rosion and siha i.ion conuol may ~uire ttm~I'V)· or pnrnanm1 sih.ation bnins. ener~ 
dtmpators, or other measures as actual f1eld cond.iuons wa.nan1, whether or not such measur~> 
art a pan of approvtd pl;ms. . · . . 

Whae a ptnrianmt ncavation h adjacmt ao an n itting dfoveloptd right-of-way or other 
publicly u.ed property, and the top of the slope is within tm fret of the propcTty lint, the propert) 
OWntr shall construct an acttptable pnrnanmt fow·fOOI high fence a t lhe propmy lint where tht 
wnical height of the excavation ncmis six feet. 

The Ci t)· I nginrer may modify or delete the above requimnmu whm it is rodent that thr 
land development work will ~t no hazard to the adjattnt propcTty or public righu-ol·...,·a, . 

The City may suspmd any Building Pmnit or Land Dtvelopmmt Pmnu whmevtr any olthr 
above measures art ~ng inadequately obJnved unti l luch time IU conformity is obtaint'd. 
' (Added 8-17·71 by Ord. 11660 N.S.) · 

(Ameoded 7·1'-79 by Ord. 11698 N.S.) 
CAmatcled 1·7-15 by Ord . .. 16UI N.S. ) 

SIC.C.OWI ~~:~~~OF PU.UC IMPaOVDIE.NTs DAMAGED 1\' LA,ND 

ln ·theevmt lht City or public utility isrequimltoplace, replace , or main tain a facility within 
a public right-of-way or public propm)· over which the p ropmy owner has done land 
development work , w propat)' owntt ahall pay tha t ponion of lhe COlt of p lacement. 
replattmtnt or mainttnance c:au.ed by w conatruction , or existmce of lhe O'lo'ner 's land 
dtvelopmm t work. · 

The eotu of p lacing , replacinc or maintaininc w faci lity &hall include the cotl of C>O taining 
any n«n~ary a lterna te richt.of·way. 

(Added and ammdtd 1-17·71 by Ord. 11660 N.S. · lanaerly ill 5K. 12.110!.) 
(Ammded 1·7-8 by Ord. 0.16UI N.S.) 

SIC. U.0408 SPEOA.L IOND IU.QUJilE.D roa EXCAVAnON 
Where land dtvelopmmt work or any nc:avation ntmpted from Land Development Pmnit 

procedures under Section 62.0.05 ~I involves nc:avation adjacmt to lhe public right-ol·wa ' 
or public propeny wilh a height in nttu of six fre t and a slope 11eeper lhan two uniu horizon u l 
to one unu wnical , lhe City E.nginrer may require a s~l bond to indemnify the Ci ty agains t 
any damagt which may rnult from such excavation or land developmm t. The amount ol the 
special bond sha ll ~ de tmnined by lhe Ci t)' Enginrer.and auch bond shall ~in in Ioree and 
d ltct un til the ncavation or land developmmt has beoen completed or the pnrnantm lateral 
auppon for the slope , if nquiml , has beotn constructed , and it has beotn detmnined by tht Cit ) 
Enginm tha t the adjacmtJmprovemmu art no longer in jtopardy. 

The apecial bond shall ~ conditioned upon the paymmtto the Cit)' of any costs incurred b' 
the Cit)' in repa iring , mtoring , or replacing improvernmu which may bt damaged as a resu lt of 
the adjacm1 exca\'ation or land developmm l. Proctdum for notice , ~ormance of work . and 
paymm 1 to the Ci ty. where such work is Ptf{ormed by the City shall conform to S«tion 62.0 II 0 of 
th is Code; p rovided , however , when cklay in repair to the improvemen t would constitute a 
hazard to the public or to other improvemmu ·wi thin the immedia te areas, the Ci ty Engin~r ma' 
~orm auch tmergtncy work as may ~ requiml and ahall rtcOVtr the COli thereof lrom ~r 
principal and surety ol the bond. 

(Added &-17·71 by OrcS. 10660 N.S.) 
(Ammcled 1·7~ by Ord. &-l&M8 N.S.) 

SEC. U.HOS MAINTI.NANCE AGWMtNT FOil LAND DEVI.LOPMI.NT lNVOLVISG 
UNCONTROLLED EMIANDIENT . 

, Whm , in the opinion of the Cit)' Enginrer, the construction ol an unconuolled embankment 
would not ~ contnry to the public inttrtll or Jmtr.ll wellart, a pami1 for such land 
development may~ iuued provided that the plans clearly indicate the limits of the unconuollrd 
embankment to ~ conatructed and an agreement IU requiml in this Article is rtcorded in thr 
office of the County Recorder . · . . . 

Application for Land Dtvelopmmt Pmniu involving unconuolled nnbankmmt &hall bt 
accompanied by a land development maintmance agrttment ugned by the propmy owner. Th~ 
agreementaruill ~ prrpaml b)· the Cit)' Engieer and shall contain the following provisions and 
auch other provisions 11 may, in the opinion of &he City f.nginrer, afford protection to thr 
property owner and the City. · 

(a) The land dfovelopmmt work shall~ desipated IU uncontrolled embankmmt and shall bt 
corutructed in accordance with plans approved by w City E.nginrer. 

(b) The owner acknowledges that IU an uncontrolled embankment the site is not eligible for a 
luildiJ!B Pmnit unlm &pecialaoils analyu& and foundation dnign art submitted. 

· (c) The land developmmt work &hall~ done and maintained in a &ale and sanitary manner at 
W aole COlt, risk and rnpon&ibility of the propmy owntt and his &UCCftiOn in intenst, who sha 11 
bold the City harmleu with rnptct lhent.ci. Land M\ltlopmmt maintenance .,-eemmu for 
uncontrolled tmbankmmt shall be ft'COI'dtd in the oUitt of the Count)' Recorder IU an obligation 
upon the land involved. · . 

(Actded 1-17·71 by Ord. 11660 N.S.) . . 
(Amawled l·7~ by Ord . .. IIUS N.S.) 
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SEC. 62.0410 SLOPI GliDIENT I.I:QUIP.EMI NTS 

All constructed alopn shall M dtligned for pro~ a1abili1y coruidtTing both ~ICJSial and 
10il pro~niei . Cu1 and fill slo~i leu than 1en feet in venia l height may be constructed at a 
cradient no uee~ than one and one-hallhori.z.on~al 10 one venial wilhout special penniision . 

All CUI and fall slo~s grtaler than len feet in vertial heigh I shall M constructed 111 rradienl 
no uee~ than 1wo horiJon lallo one vertica l. The Ci1y Engineer rm~y permit such alopes ala 
lfadienl of one and one-hall horilon ~a l 10 one venia l contingenl up<>n: 

(a ) Submission of ~poru by bolh .a soils engineer and a «Jtilied mginet'l"in« ~logist 
con w ning the rnul u of surface and subsurface n plora tion and analysis aurficienl for lhe soils 
enr\neer and engineerinJ ~login 10 cm..ify lha1 m lheir profesaional opinion lhe unckrlying 
bedrock and 10il supporung lhe slope, and lhe materiah 10 be np!*d on cu1 and fill slopea ahall 
bavt sr.rmgth characteristicss!JfriOenllO provide a s1abl ~ slo~ with a factor of ule1y of n01 !.m 
than one and one-hair for s1auc loads and will not ~a danger to penoru or property; 

(b) The im~a l lation of an approved special slo~ planting program and irrigation .ymm. 
This special slo~ planting program i nd irrigation tyuem shall M dnigned by a rqu1ered 
landac.a~ architect and shall include apeafic meuurn to M &akm on the ·~ lllope~ which 
will anu~ ddini1e and continued eros1on conuol and aatidactory lfOWth of the lfOU"d cover 
and plan l materia) under !he cl i_mactic. conditions of.lhe P_roject li t~. The cksirri_lhall i.Dcorporale 
lhe recommendauons of the so11& mgmeer as con lamed in lhe 101b repon . 

Where n uaordinar; conditions exi11 to lhe n 1en1 thai m forCfttlent of lhe llolandards K1 forth 
berein would result in n treme hardship, lhe Ci ty Engineer rm~y aulhorile lllope~lleeper than one 
and one-half horilonlal to one vertica l; provided, however, lha l a detmniu tion lhal auch 1teeper 
alopes an _warranted shall M based upon soils and ~logic invt~ti gatioru u provided for herein. · 
Extn1ordinary conditioru Jhall include such conditions as lhe navation of 10lid rod or •~t 
corutnlction wilhin a confined right-of- way. · 

(Added 1-17·71 by Ord. 111660 N.S.) 
(Ammcled S.27·7S by Ord. 11526 N.S.) 
(Ammded 7·1S-79 by Ord . . 1!698 N.S.) 
(Ammded 1·7-85 by Ord. t-16548 N.S.) 

SEC. 62.0411 AUTHOJUTY Or ern· INGINII.a TO PDlMIT STE.I.PIR SLOPI 
DEVELOPMENT . 

(Added 1-17·71 by Ord. 111660 N.S. ) 
(Ammded 7·1S-79 by Ord. 121698 N.S.) 
(&epealed 1·7-85 by Onf, ._IU.fa N.S. ) 

SIC. 62.0412 PLANNING COMMISSION CONSIDI'RATION Or SPICJAL PIUOSSION 
fOil HJGHIR Oil STIIPDl SLOPI DIVI.LOPMINT 

(Added 8-17·71 by Ord. 18660 N.S. ) 
(Ammded ?·IS-79 by Ord. 12698 N.S.) 
(&rpealed 1·7..&5 by Ord. t-1U.f8 N.S.) 

SIC. 62.0.f1 3 CITY COUNCIL CONSIDIIlA TION OF APPEALS FROM DECISIONS Or 
THE PLANNING COMMISSION O R CITI' I NG JNIIII. 

(Added and amended 8- 1?·71 by Ord. I~ N.S. · formerly in Sec. 62.0109.) 
(Amended 1·19-77 by Ord. 11998 N.S.) 
(Amended 8-21·78 by Ord. 12420 N.S.) 
(Amended 7·16-?9 by Ord. 12698 N.S.) 
(Amended 4·25-85 by Ord. 0.159-47 N.S. ) 
(Repealed 1·7o85 by Ord. t-16548 N.S.) 

SEC. U.&-414 U VEGI TATION 

Appliation for a Land ~elopment Permit made in a~rdance with Section 62.0405 of thi1 
Article 1hall include a program for !he pmnanen! ~~lation of all •lope$ which have a gradient 
lttc~r lhan six horilontal to on~ vertical and art in n cess of fi ve feet in venial height. 
Jlev~1ation programs 1hall , to the ex lent practiabk · 

(a) Provide short term er0$ion prolection lhrough lhe UJoC ol aeeds and/or plantings lhat 
mautf vigorous early growlh; 

(b) Provide long term erosion protection throuJh introduction of aeeds and/or plantings 
which will M fully apable of growmg and ~rOducmg without irrigation or by theappliatiori 
of no more than One million gallons of water ~ acn per year; · 

(c) lnlegnte with the adjacml utural tm"ain; 
(d) Imphasiu wa~n conaervation. · 
The ~1ation program ahall M demonstrably capable ol producing a ~tion compl~ 

of healthy , well n~abli1hed planu in aufficient numbers and of a pan em of di1tribution wruch , 
when malu~ , will provide permanent erosion protection to lhesite. When nteruive amu are to 
M plan led or where difficult 11owing conditions an anticipated , lhe Ci1y Engineer may mjuire 
that lhe re-vege1ation program be formula led and 1igned by a rqiuered landaca~ architect. 

An irription ayllem Jhall be provided whenever requiTe<~ for the proper initiation, 
drvelopment and maintman~ oflhe vege~ation com pin. The design oflhe irrigation ayttem 
ahall be such tha1 adtquate auppon ·il provided for as long as an irrigation requirement is 
projected to exill for lht vege~auon compln .elected. h aha II not havt a lignifican t potmtial for 

- ~ -
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causing ~rosicm, wil slippag~. or lanchli.cie:s b)' uiurating largt volumes of wil, high applica1ion 
n 1es .. or eros•ve .wa•~ droplet chanet~asucs. . · 

Whenn>er i1 is detmnin~ by the City £nfinm that there is po1m1ial for wil slippage, major 
rrosion, landslides, or other gtalogic tw.ard or im&.ability, the l't'VtgtLation plan shall include tht 
~mmendati.om of a w ih mgin~r and cm.ifi~ mginemng gtalogist. 

(.4~ 8-17·71 by On!. 11660 N.S.) . . 
(Ammdtd 5.-27·75 by On!. 11526 N.S.) 
(Ammdtd 1·745 · by Ord. 8-IU48 N.S. with u lle cbaDJt from SLOP I PLANTING 
U QVIP.EMI:NTS 10 U \'EC£TATJON.) 

SEC. U .&m CENWL SLOPE 111UCAnON UQUIUNENTS 
(Addtd 8-17·71 by On!. 18660 N.S.) . 
(Ammdtd 5.-%7-75 by On!. 11526 N.S.) 
(Ammcltd 7·16-'79 by On!. 12698 N.S.) 
(arpaltd 1-7-1.5 by Otd ... 1Uf8 N.S.) 

SIC. 6U416 NISIMVM SLOPE taRJCAnON UQUJaDIENTS FOR VUJOVS SLOP£ 
. CUD1INTS . 
(Added 8-17·71 by Ord. 18660 N.S.) 
(aepealtd 1·7-1.5 by Ord . .. 1Ufa N.S.) 

SEC. 6 2.0·fl6.5 PROMPT lNSTALLAnON Of IIUUGAnON SYSTEM AND PU..NTING 
llEQVJRED 

Slope pl.antinc and irrigation l)'ltems required under the permit &hall be installed as soon as 
practicable after consU\Iction of the !.lopes. If reasonable prosnu toward iruullat ion of thr 
!.lope planting and inication ay&tem is not being made in accordance with a project coru tNction 
achedule aubmitted by the perminee pri.or to commencement of wor~ . the City Engineer ma y 
cause all other work related to the project to bt atopped until auch time as the !.lope plan ting 
and irrigation &ynem a.re installed. · 

(Added ' ·27·7S by Ord. 1U26 N.S.) 
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Dr. Fred Hammond 

4933 Juneberry Court 

San Diego, California 92123 

Subject: GEOTECHNICAL INVESTIGATION 

Proposed Residence 

9 11 Skylark Drive 

La Jolla, Ca liforn ia 

Dear Dr . Hammond: 

ATTACHMENT 7 

July 27, 2007 

File No. 27069 

As req uested, TerraPacific Consultants, Inc . has performed a geotechnical investigation of 

the subject property. The purpose of the investigation was to evalu ate the subsurface 

condi t ions present at the site and to provide recommendations and des ign parameters for 

the proposed res idence. Based on the results of our investigation, it is our opinion that t he 

proposed con struction is feas ible from a geotechnica l standpoint, provided t he 

recommendat ions in the follow in g report are adopted and incorporated into the proj ect 

plans and specifications. 

The fo llowing report presents a summary of our find ings and recommend ations for t he 

proposed construction. We appreciate the opportunity to be of service. If you should have 

any questions or comments regarding this report or our findings, please do not hesitate to 

contact t his office. 

Sincerely, 
TerraPacific Consultants, Inc. 

Cristopher C. O'Hern, CEG 2397 
Senior Geologist 

cc: Bill Hayer, Hayer Architecture 

( 

12245 World Trode Drive, Su ile G o Son Diego, CA 92 128 o 858 521 -1 190 o 858 52 1-1199 fax o terrapcc.nel 
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1.0 INTRODUCTION 

1.1 General 

The following report presents the findings of a geotechnical investigation performed at the 

property located at 911 Skylark Drive in La Jolla, California. This investigation along with 

engineering and geologic analysi s was performed in conjunction with the geotechnical 

investigat ion f or th e neighboring lot to t he w est at 901 Skyl ark Drive. The approximate 

location of the project is indicated on the Site Location Map, presented as Figure 1 in 

Appendix A. 

The purpose of th e invest igat ion w as to evaluate the subsurface conditions at the site and 

provide recommendation s and so il des ign parameters f or t he proposed con struct ion . 

1 .2 Scope of Services 

The scope of the investigation primarily cons isted of engineeri ng and geolog ic document 

research, fie ld reconna issance, subsurface explorat ion, laboratory test ing, and engineering 

and geolog ic analysis of the obta ined data. As stated above, t he subsurface explorat ion 

was performed in conjunction w ith the investigation of the ne ighboring property. The 

fo llowing tasks were performed as a part of our investigation: 

o Site reconn aissance and review of pub li shed geolog ic , seismolog ic, and 

geotechnica l reports and maps pert in ent t o t he proj ect. 

o A floor-level survey (manometer survey) was performed on the floor system of the 

ex isting home to asses for possible adverse soils influence (see Figure 2 in Appendix 

A). 

• Excavation of five test pits along the face of the descending slope at the south side 

of the properties . The Subsurface Location Plan, Figure 3 (Appendix A), presents 

the approximate location of these test pits . The logs of the excavations are 

presented in Appendix C of this report. 

" Excavation of three large diameter borings on the upper building pad areas of the 

properties. The Subsurface Location Plan, Figure 3 (Appendix A), presents the 

approximate location of the borings. The boring logs are presented in Appendi x C 

of this report. 

o Soil sampling from selected depths within the excavations. These samples were 

transported to our laboratory for testing and analysis. 

Proposed Residence • 911 Skylark Drive, La Jolla, CA o File No . 27069 • July 27, 2007 

- 1 -



ATTACHMENT 7 

" Laborat ory t est ing of samples collected from the excavations. The testing included 

field moisture _and density, expansion index, sieve analysis , hydro-respons e, 

Atterberg Lim it s, and di rect shear. Th e laborat ory dat a is presented in Appendix D 

of th is report. 

e Engineering and geologic ana lysis of t he data acquired from t he invest igation, which 

provided the basis for our co nclusions and recomm endations . 

o Preparation of t his report presenting our f ind ings and recommend at ions. 

2.0 PROJECT BACKGROUND 

2 .1 Site Description 

The subject property is located along the south side of Sky lark Drive in La Jolla, Ca lif ornia; 

t he lega l description is Lot 52, Map 3650. The subject lot is approximately 0 .9 1 acres in 

size and trapezoidal in shape with a relatively f lat bui lding pad area in the upper portion of 

the lot. The rear portion of the lot consists of a slope that descends at a vari able 

inclination ranging from approximately 1.5:1 to 3:1 (horizonta l:vert ica l) toward the south. 

The total slope height is on the order of 80 feet. The lower portion of the slope remains in 

its re lat ively undisturbed state w it h an incl ination of 3: 1; however, the upper po rt ion whi ch 

co mpris es the 1 . 5 :1 sections co nsist s of und ocumented fi ll mat eri al with fi ll dept hs of up 

t o approximate ly 1 2 feet . The lot is currently developed w it h a w ood framed res ident ial 

structure, attached garage, in-ground swimming pool, retaining wall s, along wit h other 

associated site appurtenances . It is bordered by similar residential properties to the east 

and west, by Skylark Drive to t he north, and by the descending slope to the south . 

2.2 Proposed Development 

Based on conversations with the project architect, and a review of conceptual design 

plans, it is our understanding that the project will involve demolition of the existing 

residence and appurtenances, and construction of a new residence with associated 

appurtenances . The new structure will consist of two levels; a day-light style basement at 

the lower leve l and an at grade upper leveL The footprin t of the new residence will 

encompass the majority of the f lat portion of the lot . A vanishing edge pool is proposed 

along the slope top . Appurtenances for the site may include various wal kways, a concret e 

driveway, and landscaping w alls, among possib ly others. 
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3.0 SITE INVESTIGATION 

The site investigation was conducted during June 6 through June 8, 2007, and cons isted 

of surficial reconnaissance, subsurface exploration, and a floor-level survey of the existing 

residence. The investigat ion was performed in conjunction with the geotechnical 

investigation for the neighboring lot to t he west at 901 Skylark Drive. The subsurface 

exploration w as performed with hand excavation techniques, a large diameter bucket-auger 

drill rig , and a limited access larg e diameter drill rig. The purpose of the exploration was to 

expose the subsurface condit ions in the vicinity of the proposed construction and collect 

samples for tes ting . 

3.1 M anomet er Survey 

A s part of our invest igat ion, a manomet er f loor-level survey was cond uct ed on the interior 

f loo r surface of t he ex ist ing residence to eva luate perform ance of the ex ist ing foundati ons. 

The manometer is a simple water-level device used to measure po ints of relative elevat ion 

on a f loor or other surface . The survey points are corrected fo r fl oor covering thickn ess 

and then contoured simi lar to a common topographic map. The map is intended to 

il lustrate the actua l floor shape and reveal areas of higher or lower relative elevat ion . 

Figure 2 presents the contoured floor-level survey results. 

Slabs and/or f ound at ion systems are usually built in a re latively "f lat " condi t ion within 1-

inch of level, but can deflect due to movement of t he supporting soil. Most engineers 

practicing in southern California use 1-inch of vertical deflection over a 20-foot floor span 

{ 1 :240) as a rule-of-thumb guideline for allowable post-construction movement. Although 

the 1-inch in 20-feet "tilt" guideline is usable in many cases, more detailed analysis of 

bending distortion is often preferable. This is because cracking is usually the result of non­

rigid bending and not necessarily floor tilt. Past performance of the existing residence can 

also be useful for assessing potential adverse soil conditions that may be present at the 

site. 

As sl1own on Figure 2, the rnaxirnum floor differential for the existing residence at 911 

Skylark Drive was measured to be approximately 0.9 inches . The calculated overall 

deflection ratio for the residence floor is within the 1:240 or acceptable range, and there is 

no overall tilt pattern indicative of adverse soils influence. 
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3.2 Subsurface Explorat ion 

Five hand-excavated test pits and three large diameter borings were excavated on the two 

lots. Test pits T-1, T-2, and T-3, and Borings B-2 and B-3 were excavat ed at 9 11 Skylark 

Drive (Lot 52). Test Pit s T-4 and T-5 , and Boring B-1 were excavated at 901 Skylark Drive 

(Lot 53). The approximate locat ions of the excavati ons are presented on Figure 3, the 

Subsurface Location Plan. The large diamet er bori ngs, B-1 t hrough 8-3 , were excavated to 

tot al dept hs of 49 .5 feet , 70.0 feet, and 44 .5 feet respect ively, below the ground surface 

(bgs). The test pit excavations T- 1 t hrough T-5 w ere excav at ed to t otal depths of 1. 3 

f eet , 2 .2 feet , 1.0 feet, 2.3 feet , and 2.1 feet respectively (bgs). Geologists from thi s firm 

logged the test pit excavations and also dow n-hole logged the large diameter borings B-1 

and B-2 ; B-3 was not down-hole logged due t o safety precautions. Representative samples 

were collected from t he excavations as t hey w ere advanced . 

In genera l, the excavations revealed that the majority of the f lat portion of the lot is 

underlain by formational material of the Mount Soledad Formation. The upper port ions of 

the slope and rear portions of the lot are comprised of undocumented t ill material with 

depths of up to approximately 12 feet. The remaining port ions of the lot are comp ri sed of 

gradua l sloping natural terrain which descends into the adjacent resident ial lot at t he t oe of 

slope. A demarcat ion indicating the approximate location of the graded fi ll versus natura l 

slope based on test pits and reconnaissance is shown on Figure 3. 

The f ill materi als encount ered in t he borings varied f rom a loose green ish gray clayey sand 

to a loose cobble with sand . The f ill soil encountered in the t est pits along the face of 

slope was genera lly described as a loose, brown, silty to gravelly sand. The underlying 

Mount Soledad Format ion w as generally described as a pale gray t o brown , very dense t o 

hard sandstone; to a pale gray, very st iff siltstone. Bedrock of the Cabrillo Formation w as 

encountered in each of the borings at depths of up to 4 6.8 feet (bgs), this material was 

described as a cobble conglomerate with a very dense sandstone matrix. The bedding 

orientation measured during our down-hole logging was generally favorable with most 

bedding orientation measured as flat or with a northerly dip into the slope. More detailed 

descriptions of the soil conditions encountered are presented in the following sections and 

in the excavation logs that are presented in Appendix C. 

3.3 Laboratory Testing 

Soil samples collect ed during the fi eld exploration were transported to t he laboratory for 

testing. The purpose of the testing was to characterize the soil types and evaluate the 

engineering properties of the soil. The laboratory t est ing includ ed field moisture and 

density, expansion ind ex , direc t shear, sieve analysis, hydro-respon se, and Atterberg limits. 
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Each of the laboratory tests were performed in accordance with ASTM specificat ions or 

other accepted testing procedures. 

In general, the t esting indicat es t hat t he f ormational so ils underlying t he lot are relatively 

dense and have high strength characterist ics. In addition, the soils t ested near the 

proposed basement and on grade found ation levels w ere found to possess a low expansion 

potentia l. The results of t he tests conduct ed, are presented in Appendix D of this report . 

4.0 SITE GEOLOGY 

4.1 Geologic Setting 

The site is located with in t he Pen insular Ranges Geomorphic Province of Ca li forn ia, which 

is characterized by northw est/south east t rending fault systems dominating its northern 

portion. This province is further divided into a coasta l plain in the west and a mountainous 

region in the east. The coastal portion of t he province in San Diego County is typical ly 

comprised of marine and non-marine sedimentary rocks that are associated w it h the San 

Diego Embayment (Norris & Webb, 1976). 

The geologic literature indicates that the upper most portion of the site is underl ain by 

Tert iary-aged Ardath Shale (Ta). and the sloping portions of the lots underl ain by t he 

sandstone member of t he Tert iary -aged Mount So ledad Formation (Tmss) w hich in turn is 

underlain by the Cretaceous-aged Cabri llo Conglomerate (Kcc ), (Kennedy, 1995 ). These 

materials are furth er discu ssed in t he next secti on, Sit e Strat igraphy. It sh ould be noted 

that the Ardath Shale was not encountered during our investigation. 

A review of the City of San Diego Seismic Safety Study Maps indicates that t he site is 

located in bot h Zones 25 and 53 . Zone 25 which is mapped in the upper or flat portions 

of the lot s is categorized as a "Slide-Prone Formation - Ardath; neutral or favorable 

geologic literature". Zone 53, which is mapped in the lower or sloping portions of the lots, 

is categorized as "Other Terrain - level or sloping terrain, unfavorable geologic structure, 

low to moderate risk." 

4.2 Site Stratigraphy 

The subsurface descriptions are interpreted from conditions exposed during the f ield 

invest igation and/or inferred from geologic literature. In addition to the following general 

descriptions, det ailed logs of our excav ations are provided in Appendix C of this report. 
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Undocumented Fill Material - Fill is man-placed earth material that is used to construct 

embankments and elevated building pads. The majority of the f lat building pad area on the 

lot is comprised of cut; however, there is a wedge of fill which comprises the upper 

portion of the slope and rear portion of the pad. This fill wedge creates the approximate 

1 . 5:1 fill slope which extends laterally approximately 50 feet beyond the top of slope as 

indicat ed on Figure 1. Based on our cross sect ions, the fill wedge is up to approximately 

12 feet thick along t he top of slope area, and where encountered in our borings, it was 

found to be properly benched into the fo rmational material. The on-site fi ll encountered in 

our excavation varies f rom a loose greenish gray clayey sand, to a loose light brown clayey 

sand, t o a loose cobble with sand. 

Bedrock (Mount Soledad Formation) - Formationa l mat eri al underlying t he fill at the rear 

port ion of the pad , and nea r pad grade along the f ron t of t he lot co nsists of t he Tertiary­

aged Mount Soledad Formation. According to Ca liforn ia Divi sion of Mines and Geology 

Bullet in 20 0 (Kennedy , 1975 ) it is "mod erately w ell sorted, sub-angular to subrounded, 

poorl y indurated, and well bedded." The bedrock on-site was genera lly described as a pale 

ye llow gray to gray brown, very dense silty sandstone to a brown gray , very stiff siltston e, 

Bedding encountered w ith in t his formation was fo und to be re latively horizontal; however, 

some bedd ing was measured as dipping up to 9 degrees to t he sout heast and southwest . 

Th e Mount Soledad Fo rmation was encou ntered in Borings B- 1, B-2 , and B-3 at 3 .8 f eet, 

0 .9 feet, and 7. 1 f eet res pectively (bgs). Thi s materi al w as also encount ered in Test Pits 

T-1 and T-4 at 0.1 f eet, and 0 .7 feet, respectively (bgs). 

Bedrock (Cabrillo Formation) - Underlying the Mount Soledad formation , bedrock of the 

Tertiary-aged Cabrillo Formation was encountered in each of our borings. Geologic 

literature describes this material as a massive medium grained sandstone and cross-bedded 

cobble conglomerate (Kennedy, 1975). The material encountered in our borings was 

described as cobble conglomerate with a medium yellow gray, very dense, sandstone 

matrix. This material was encountered in Borings B-1, B-2, and B-3 at 46.8 feet, 44.1 

feet, and 44 .0 feet, respectively (bgs). 

Groundwater - Static groundwater was not encountered within the depths of our 

excavations conducted at the site; however, zones of seepage were encountered in 

Borings B-1 and B-2 . Seepage zones at 23.0 feet, 24.5 feet, and 27.5 feet (bgs) were 

logged in Boring B-1, and seepage at 41.0 feet (bgs) was noted in Boring B-2. It should be 

mentioned that, transient perched groundwater conditions can develop in the soil profile 

due to future irrigation patterns, periods of prolonged rainfall, and/or other conditions 

related to off-s ite development. 
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5.0 SEISIVIICITY 

5.1 Regional Seismicity 

Generally, seismicity wit hin California can be attributed to the regional tectonic movement 

t aking place along the San Andreas Fault Zone, which includes the San Andreas Fault and 

most parallel and subparallel faulting within the stat e. The site is located within southern 

California, wh ich is considered seismically active. Seismic hazards can be attributed to 

potential ground shaking from earthqu ake event s along nearby faults or more dist ant 

f aulting. 

A ccording to the regional geologic .lite rature, the closest known active f aul t is the Rose 

Canyon Fau lt, wh ich is located approx imately 2. 1 miles (3.4 km s) northwest of the subject · . . 
project . Several potentiall y active and pre-Quaternary fau lts also occur within t he reg ional 

vicinity. Currently, the geologic literature presents varying opinions rega rding t he 

seism icity of these faults. As such, the fo llowing Seismic Analysis only considers the 

effects of nearby fau lts current ly considered active. 

5.2 Seismic Analysis 

The seismicity of t he site was eva lu ated utili zing determinist ic methods for active 

Quat ernary faults w it hin t he reg iona l vi cinit y. According to t he Faul t -Ruptu re Hazard 

Zones Act, Quaternary f aults have been classified as "active" faults, which show apparent 

surface rupture during the last 11,000 years (i.e., Holocene time) . 

Deterministic Analysis - Deterministic seismicity was evaluated with the Eqfault computer 

program (Blake), which utilizes a digitized map of known active earthquake faults and a 

catalog of the Maximum Probable and Credible Earthquakes for each fault. The 

deterministic analysis was performed for all active fau lts within a specified radius of 50 

miles from the site. The data generated is included in Appendix E. 

Based on the deterministic analysis described, six faults were located. The site is subject 

to a Maximum Earthquake Event at 6.9 Magnitude along the Rose Canyon Fault, with a 

corresponding Peak Ground Acceleration of 0.47g. 
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Effective Ground Acce leration - The effective ground acceleration is associated with that 

part of the significant ground motion that contains repetitive strong-energy shaking and 

that may produce structural deformation. The effective ground acceleration is re ferred to 

as t he Repeatable High Ground Accelerat ion (RHGA). and is approx imately equal t o 65 

perc ent of th e Peak Ground Accelerat ion for earthquakes occurring wit hin approximat ely 

20 miles of t he sit e. Based on t he above, t he site is subject t o a Probable RHGA of 

approximate ly 0 .3 1. This level of ground acceleration is low er t han t hat t he design values 

contained in t he Uniform Building Cod e f or Seismic Zone 4 . The more conservative UBC 

design va lues shou ld be adopted . 

5.3 Hazard Assessment 

Seismica ll y Induced Settlement - Within t he depths of ou r exploration , t he· soils 

encountered consisted of predominately finer grained soils in the sha llow f ill and dense 

formationa l zones. Based on the antic ipated earthquake effect and the strat igraphy of the 

site, seismically induced settlement is expected to be minor and within tolerable lim its . 

Structures that are designed and constructed in accordance w ith appl icab le bui lding codes 

are expected to perform well with respect to settlement associated w ith predictab le 

seismic events. 

Liquefaction - Liquef act ion involves t he subst antia l loss of shear strength in sat urated soi l, 

usually taking pl ace within a saturat ed soi l medium exhibiting a uniform fi ne-grained 

characteristic, loose consistency, and low confin ing pressure when subject ed to impact by 

seismic or dynamic loading. Based on the lack of a high groundwater table and the 

shallow depth to formation across the lot, the site is considered to have a negligible risk of 

soil liquefaction . 

Lurching and Shallow Ground Rupture - Breaking of the ground is not considered likely due 

to the absence of known fau lt traces within the project limits . Due to the generally active 

seismicity of southern Califomia; however, the possibi lity of ground lurch ing and/or rupture 

cannot be completely ruled out. In this light, "flexib le" design for on-sit e utili t y lines and 

connections should be considered. 
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Landsliding - At the time of our investigation, there was no evidence of landsliding 

observed at t he site. It should be noted that this site is in an area characterized as having 

an unfavorable geologic st ructure and within a slide prone form ation (City of San Diego 

Seismic Safety St udy, 1995}. In general, slope inst abili t y can result f rom f act ors such as 

adverse geologic st ru cture, the presence of discont inuities such as joints or planes of 

w eakness, and/or the presence of relat ively steep slopes . A review of available reference 

materials did not reveal the sit e to be underlain by a known landslid e. A slope stability 

analysis was performed for the site and is described in t he following sect ion. 

Seiches and Flood ing - At t he t im e of our investigation, there w ere no nearby contained 

bod ies of w ater that cou ld produce seiches ("tidal" w aves in confined bodies of w ater} t hat 

may affect the sit e. No seich e or flooding potential w as identif ied. 

Tsunamis - Tsunamis are sea w aves that are typica lly generated by submarine ea rthqu akes 

or landslides . Historically, the magnitude of tsunamis to hit t he San Diego coast has been 

fa irly small , i .e. less than 1 meter in height. Given t he site elevation (approximately 260 

feet MSL), the probabi lity for a tsunami to impact the site is considered to be remote. 

5.4 Slope Stability Analysis 

An analysis of t he gross st abil it y of the slope w as conduct ed f or each of th e adjacent lots; 

9 11 Skylark Dri ve (Lot 52 ), and 90 1 Skylark Drive (Lot 53 ) wit h t he Slope\W computer 

prog ram . The cross sect ions ut il ized in the analysis of t he stabilit y of t he slope is included 

as Cross-Sections A-A ' , and 8-8' on Figu res 4 and 5. 

Soil strength parameters were adapted from our laboratory test results and our previous 

experience with similar soil types in the area. The following table summarizes the values 

used in the analysis . 

Soil Description 
Strength Parameters Utilized in Analysis: 

Friction Angle/Apparent Cohesion 

Fill 31 degrees/1 00 psf 

Mount Soledad Formation 32 degrees/500 psf 

Cabrillo Formation 38 degrees/500 psf 
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Stability analysis was run on each of the cross sections for both ex isting lot configuration 

and proposed configuration for deep seated instability of the lots. The results of the 

stabili ty analysis indicate a critical f actor of safety for Section A-A' (9 11 Skylark Drive) of 

approxim ate ly 2. 3 2 und er the ex isti ng configurat ion, and approx imate ly 2. 82 f or t he 

proposed conf iguration. Section 8-8 ' (901 Skylark Drive) indicates a critical factor of 

safety of 2 .38 under existing configu ration, and 2 . 73 f or proposed conf igurat ion. These 

calcu lations indicate t hat the slope possesses an adequate f actor of safety (i. e., greater 

t han 1 .5 ). The results of t he slope stab ilit y analysis are inc lud ed in Appendix F of thi s 

repo rt . 

5.5 Surficial Slope Stability 

The infinite slope analys is indicated a f actor of safety f or surfic ial slope stabil ity of 

approximate ly 1.5 for the 1.5:1 portion of t he fi ll slope, approximat ely 1.8 f or the 2:1 

portion, and approximately 2.4 for the 3:1 native slope (see Appendix F fo r a summary of 

the analys is). As with most slopes in this area, the factor of safety aga inst surf icial 

instabi lity could be reduced with concentrated runoff from irrig ation or rainfa ll . This 

potential can be mitigated with proper dra inage of top of slope improvements and close 

monitoring of irrig ation on and at the top of the slope. If periods of prolonged heavy 

rainfal l, excessive irrigation, pipe breaks, or drainage directed over the top of slope are 

ex perienced, instabi lity of the near surface soils could result. 

6.0 CONCLUSIONS 

Based on the results of our research, geologic reconnaissance, and subsurface explorat ion , 

it is our opinion that the proposed construct ion is feasible from a geotechnical standpoint 

provided the recommendations presented in the following sections are incorporated into 

the project plans and specifications. 

Given that the building pad area consists most ly of cu t and t hat there is a basement 

proposed, it is likely that the bui lding f oot ings can be support ed entirely in competent 

formation (i .e. the Mount Soledad Formation). As such, a syst em consisting of 

conventional spread footings and slab-on-grade should be suitable. Along the top of the 

slope , creep and other potential lateral stability concerns can be addressed by providing a 

setback between the founda t ion and slope face. 

The following sect ions prov ide our recommendat ions for site preparation, design, and 

const ruction of t he proposed found ation syst em . Once the pl ans and det ails have been 

prepared they should be f orwa rd ed to t his office for review and comment. 
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6. Appellant's Signature: I ce rtify under penalty of perjury that the foregoing , including all names and addresses, is true and correct. 

Signature: q~y ~~A- Date: 2/2/2015 

Note: Faxed appeals are not accepted. Appeal fees are non-refundable. ' 

0 0 

Pnnted on recycled paper. V1s1 t our web s1te at www.sand1ego.gov/development-serv1ces. 

Upon request, this information is available in alternative formats for persons with disabi lities. 
DS-3031 (10-12) 



PLANNING COMMISSION RESOLUTION NO. PC-6768 
COASTAL DEVELOPMENT PERMIT NO. 1239886 and 

SITE DEVELOPMENT PERMIT NO. 1239890 
SACIDO CDP/SDP PROJECT NO. 349884 

Attachment 10 

WHEREAS, AXAPUSCO, LLC, a California limited liability company, Owner/Permittee, filed 
an application with the City of San Diego for a permit to allow an adjustment to the property line 
between Lot 53 and Lot 52 and to allow construction of retaining walls, ramps, landscaping and 
pavement on two lots, and a pool/spa, staircase, a deck and a guest quarters at 901 Skylark Drive, and a 
deck and pergola at 911 Skylark Drive (as described in and by reference to the approved Exhibits "A" 
and corresponding conditions of approval for the associated Permit Nos. 11 4 773 5 and 114 7734 ), on 
portions of a 0.46 acre site; 

WHEREAS, the proj ect sites located at 901 and 911 Skylark Drive, 0.29 acre and 0.89 acre 
respectively, in the RS-1-5 zone of the La Jolla Community Plan; 

WHEREAS, the project sites are legally described as Lot 53 and 52 of La Jolla Mesa Vista, 
according to Map thereof No. 3650, filed May 20, 1957; 

WHEREAS, on January 21,2015 the Hearing Officer approved Coastal Development Permit No. 
1239886 and Site Development Permit No. 1239890 pursuant to the Land Development Code of the City 
of San Diego and on January 22,2015 and February 3, 2015 appeals were filed by interested persons; 

WHEREAS, on March 26, 2015, the Planning Commission ofthe City of San Diego considered 
Coastal Development Permit No. 1239886 and Site Development Permit No. 1239890 pursuant to the 
Land Development Code ofthe City of San Diego; 

BE IT RESOLVED by the Planning Commission ofthe City of San Diego as follows : 

That the Pl~ing Commission adopts the following written Findings, dated March 26, 2015. 

FINDINGS: 

Site Development Perinit - Section 126.0504 

< 

1. The proposed develop~ent,will not adversely affect the applicable land use plan. The Sacido 
project (Project) proposes a Site Development Permit and Coastal Development Permit to allow 
an adjustment to the property line between Lot 53 and Lot 52, and to allow construction of 
retaining walls, ramps, landscaping and pavement on two lots, and a pool/spa, staircase, a deck 
and a guest quarters at 901 Skylark Drive, and a deck and pergola at 911 Skylark Drive. 

The adopted La Jolla Community Plan designates this site for residential use and the Project is 
consistent with this use. The Project as proposed conforms to a number of goals included in the 
Residential Element of the La Jolla Community Plan (adopted 2004). These goals include: 

• Provide a high quality residential environment in La Jolla that respects its relationship to the 
sea, to hillsides and to open space. 

Page 1 of 5 



Attachment 1 0 

• Promote the development of a variety of housing types and styles in La Jolla. 
• Maintain the character of La Jolla's residential areas by ensuring that redevelopment occurs 

in a manner that protects natural features, preserves existing streetscape themes and allows a 
harmonious visual relationship to exist between the bulk and scale of new and older 
structures 

The Project is designed to exemplify high quality residential architecture that will promote and 
support the high quality residential environment in La Jolla and will respect the relationship to the 
hillside where the proposed Project is located. Furthermore, the Project will create a harmonious 
visual relationship to exist between the bulk and scale of new and older structures by being within 
the range of bulk and scale of the other surrounding high quality single family residential homes. 

The Design Principle section of the La Jolla Community Plan states: "Within the limitations 
implied above, originality and diversity in architecture are encouraged. The theme 'unity with 
variety' shall be a guiding principle. Unity without variety means simple monotony; variety by 
itself is chaos. No structure shall be approved which is substantially like any other structure 
located on an adjacent parcel. Conversely, no structure will be-approved that is so different in 
quality, form, materials, color, and relationship as to disrupt the architectura~ unity of the area." 
The Project will be harmonious with many of the newer homes in the surrounding community. 

According to the Community Character section of the Residential Element: "Single dwelling unit 
residential development in La Jolla covers a spectrum of densities and architectural styles and 
expressions. One of the more critical issues associated with single dwelling unit development is 
the relationship between the bulk and scale of infill development to existing single dwelling units. 
New construction of single dwelling unit homes have tended to be larger in size than the 
traditional development in some neighborhoods." 

The Proj ect will create a development compatible with the existing residential scale of the 
surrounding neighborhood by constructing a structure less than the maximum height limit 
allo)Ved ~d will be compatible with the existing bulk and scale of the sunounding newer single 
farriily ~esidences. ·By complying with the height limits and surrounding scale, the Project will 
promote good design and will create harmonious visual relationship and transitions between new 
and older structures in the neighborhood. 

The Project will conform to the landscape and streetscape guidelines as identified in the 
residential element of the La Jolla Community Plan and in Appendix E of the La Jolla 
Community Plan. The La Jolla Community Plan recommends the application of minimum side 
and rear yard setback requirements to achieve a separation between structures from adjacent 
properties in order to prevent a wall effect along the street face as viewed from the public right­
of-way. Furthermore, side yard setbacks should be incrementally increased for wider lots. The 
Project will implement these recommendations by complying with all required setbacks of the 
RS-1-5 Zone. Therefore, in consideration of all the foregoing, the proposed development will not 
adversely affect the applicable land use plan. 

2. The proposed development will not be detrimental to the public health, safety, and welfare. 
The Sacido project (Project) proposes a Site Development Permit and Coastal Development 
Permit to allow an adjustment to the property line between Lot 53 and Lot 52, and to allow 
construction of retaining walls, ramps, landscaping and pavement on two lots, and a pool/spa, 
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staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck and pergola at 911 Skylark 
Drive. 

The Project will not be detrimental to public health, safety and welfare in that the permit 
controlling the development and continued use of the project for this site contains specific 
conditions addressing the proj ect compliance with the City's codes, policies, regulations and 
other regional, state, and federal regulations to prevent detrimental impacts to the health, safety 
and general welfare of persons 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. 
These requirements will assure the continued health, safety and general welfare of persons 
residing or working in the area. 

3. The proposed development will comply with the applicable regulations of the Land 
Development Code. The Sacido project (Project) proposes a Site Development Permit and 
Coastal Development Permit to allow an adjustment to the property line between Lot 53 and Lot 
52, and to allow construction of retaining walls, ramps, landscaping and pavement on two lots, 
and a pool/spa, staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck and 
pergola at 911 Skylark Drive. The Project is consistent with all the RS- 1-5 zone development 
regulations, Environmentally Sensitive Lands regulations and the policies of the City of San 
Diego General Plan, the La Jolla Community Plan and no deviations or variances are required to 
approve the Project as proposed. Therefore, Project will comply with the applicable regulations of 
the Land Development Code. 

Coastal Development Permit - Section 126.0708 

1. The proposed coastal development will not encroach upon any existing 
phys$,al accessway that is leg~lly used by the public or any proposed public accessway 
idCntiti'' d in a Local Coastal Program land use plan; and the pr oposed coastal development 
will~i:liance 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 Sacido project (Project) proposes 
a Site Development Permit and Coastal Development Permit to allow an adjustment to the 
property line between Lot 53 and Lot 52, and to allow construction of retaining walls, ramps, 
landscaping and pavement on two lots, and a pool/spa, staircase, a deck and a guest quarters at 
901 Skylark Drive, and a deck and pergola at 911 Skylark Drive. 

The Project will be developed entirely within the private property and will not encroach upon any 
existing physical access way legally used by the public or any proposed public accessway 
identified in a Local Coastal Program land use plan in as much as there is no existing physical 
access way legally used by the public or any proposed public accessways located on the private 
property. The proposed coastal development will have no effect upon public views to and along 
the ocean and other scenic coastal areas as specified in the Local Coastal Program land use plan. 
Furthermore, there are no public views to and along the ocean and other scenic coastal areas as 
specified in the Local Coastal Program land use plan from this site or across this site to these 
visual resources. As such the Project will have no effect upon any existing physical access way 
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legally used by the public or any proposed public accessway and will have no affect on public 
views to and along the ocean. 

2. The proposed coastal development will not adversely affect environmentally sensitive lands. 
The Sacido project (Project) proposes a Site Development Permit and Coastal Development 
Permit to allow an adjustment to the property line between Lot 53 and Lot 52, and to allow 
construction of retaining walls, ramps, landscaping and pavement on two lots, and a pool/spa, 
staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck and pergola at 911 Skylark 
Drive. 

The Biology Letter Report submitted by the applicant's consultant indicates the site is mostly 
disturbed yet contains remnants of sensitive native vegetation. Given the possibility that sensitive 
vegetation may have been present prior to the illegal construction activities, Merkel & Associates 
examined several sources for relevant information to establish the probable conditions at the sites 
prior to the illegal construction activities. This investigation included: 1) aerial photography using 
Bing Maps 2010; 2) regional vegetation data for the project vicinity using SanGIS 201 3 data; 3) 
geological substrates and soil types mapped on the sites using SanG IS 201 3 and USDA 2007, 
respectively; and 4) California Department ofFish and Wildlife (CDFW) 201 4 and 201 3 
California Natural Diversity Database and U.S . Fish and Wildlife Service (USFW) 201 4 special 
status species records for the project vicinity. A physical survey by the biologist was also 
conducted. Three vegetation types and one land use (urban/developed) were identified within the 
study area: Disturbed habitat, Non-native vegetation and Eucalyptus woodland. Four sensitive 
plant species were identified on the site. No City narrow endemic species were identified within 
the study area or have at least a moderate potential to occur within the area predominantly due to 
the lack of suitable habitat and/or soils. No sensitive fauna species were observed or detected 
during the survey. Two sensitive bird species, Cooper's hawk and Nuttall ' s woodpecker are urban 
adapted species yet were not observed but may utilize the site for foraging and possibly nest. No 
other sensitive wildlife species are expected to utilize the site. No jurisdictional wetlands or non­
wetland resources were observed or are expected to occur on the site. No wildlife corridors occur 
on the site. :Yhe site is not located within or adjacent to the Multi-Habitat Planning Area. The 
three~egetation types and land use are categorized as Tier IV habitat types and mitigation is not 
required for impacts to Tier IV habitat types. 

The historical information prepared by Farrington Engineering Consultants, Inc. (FEC) and 
reviewed by city staff is relevant to the presence or absence of steep hillsides. This historical 
information included: a search of city records, results from an interview with retired Professional 
Engineer Mr. Eugene F. Cook who practiced civil engineering during the period the subdivision 
was created and improved with public roads, a Geotechnical Investigation, dated July 27, 2007, 
prepared by TerraPacific Consultants, Inc. for the site at 911 Skylark Drive, and a site specific 
slope analysis for the project site. The information presented by FEC supports the conclusion the 
project site was previously graded and does not contain steep hillsides as defined by the Land 
Development Code section 113.0103. Development Services staff reviewed the information 
provided by FEC and concurs with these conclusions. 

The two sites, a 0.29 acre site and 0.89 acre site, are located in the RS-1-5 zone. Each property is 
developed with a single family structure and accessory amenities typical of single family 
development. The properties were created by a subdivision map recorded in 1957 and the 
subdivision was graded and public improvements constructed. The site is a developed suburban 
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property. The site contains three vegetation types and the land use is categorized as Tier IV 
habitat types by the Biology Guidelines in the Land Development Manual and mitigation is not 
required for impacts to Tier IV habitat types. The proposed Project does not require any 
mitigation for impacts to environmentally sensitive resources and as such the proposed coastal 
development will not adversely affect any environmentally sensitive lands. 

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 Sacido project (Proj ect) proposes a Site Development Permit and 
Coastal Development Permit to allow an adjustment to the property line between Lot 53 and Lot 
52, and to allow construction of retaining walls, ramps, landscaping and pavement on two lots, 
and a pool/spa, staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck and 
pergola at 911 Skylark Drive. The adopted La Jolla Community Plan designates this site for 
residential use and the Proj ect is consistent with this use. The Project complies with all 
regulations of the certified Implementation Program for the adopted La Jolla Community Plan. 
For additional information refer to Site Development Permit finding No. 1 above. 

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 Sacido 
project (Project) proposes a Site Development Permit and Coastal Development Permit to allow 
an adjustment to the property line between Lot 53 and Lot 52, and to allow construction of 
retaining walls, ramps, landscaping and pavement on two lots, and a pool/spa, staircase, a deck 
and a guest quarters at 901 Skylark Drive, and a deck and pergola at 911 Skylark Drive. The site 
is not located between the nearest public road and the sea or the shoreline of any body of water 
located within the Coastal Overlay Zone. As such the Project and approval of the coastal 
development permit will have no effect upon the public access and public recreation policies of 
Chapter 3 of the California Coastal Act. 

~ 
., 

BE IT FURTHER RESOLVED that, .based on the findings hereinbefore adopted by the Planning 
Commission, the appeal is denied, the Hearing Officer decision is upheld and Coastal Development 
Permit No. 1239886 and Site Development Permit No. 1239890 is hereby GRANTED by the Planning 
Commission to the referenced Owner/Permittee, in the form, ~xhibits, terms and conditions as set forth in 
Permit Nos. 1239886 and 1239890, a copy of which is attached hereto and made a part hereof. 

John S. Fisher 
Development Project Manager 
Development Services 

Adopted on: March 26, 2015 

Job Order No. 24003789 
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Attachment 11 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

COASTAL DEVELOPMENT PERMIT NO. 1239886 and 
SITE DEVELOPMENT PERMIT NO. 1239890 
SACIDO CDP/SDP PROJECT NO. 349884 

PLANNING COMMISSION 

This Coastal Development Permit No. 1239886 and Site Development Permit No. 1239890 is 
granted by the Planning Commission of the City of San Diego to AXAPUSCO, LLC, a 
California limited liability company, Owner/Permittee, pursuant to San Diego Municipal Code 
section 126.0504 and 126.0704. The two sites, a 0.29 acre site and 0.89 acre site, are located at 
901 and 911 Skylark Drive, respectively, in the RS-1-5 zone of the La Jolla Community Plan. 
The project site is legally described as Lot 53 and 52 of La Jolla Mesa Vista, according to Map 
thereof No. 3650, fil~d May 20, 1957. 

~ 

~ .,Sq.Bject to the tenn.s-and conditions set forth· in this Permit, permission is granted to 
Owner/Pelfuittee to allow an adjustment to the property line between Lot 53 and Lot 52 and to 
allow constn!'ction of retaining walls, ramps, landscaping and pavement on two lots, and a 
pool/spa, staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck and pergola at 
911 Skylark Drive described and identified by size, dimension, quantity, type, and location on 
the approved exhibits.[Exhibit '.!A"'] dated March 26, 2015, on file in the Development Services 
Department. 

The project shall include: 

a. An adjustment to the property line between Lot 53 and Lot 52 and to allow construction 
of retaining walls, ramps, landscaping and pavement on two lots, and a pool/spa, 
staircase, a deck and a guest quarters at 901 Skylark Drive, and a deck and pergola at 
911 Skylark Drive; 

b. Landscaping (planting, irrigation and landscape related improvements); 
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c. Off-street parking; 

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: 

1. This permit must be utilized within thirty-six (36) months after the date on which all rights 
of appeal have expired. If this permit is not utilized in accordance with Chapter 12, Article 6, 
Division 1 of the SDMC within the 36 month period, this permit shall be void unless an 
Extension of Time has been granted. Any such Extension of Time must meet all SDMC 
requirements and applicable guidelines in effect at the time the extension is considered by the 
appropriate decision maker. This permit must be utilized by [ENTER DATE including the a eal 
time]. 

2. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted 
on the premises until : 

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

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

3. Wliile this Permit is ,in effect, the subject property shall be used only for the purposes and 
under th~rms and conditiops set forth in this Permit unless otherwise authorized by the 
appropriafu City decision maker. 

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

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

6. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee 
for this Permit to violate any Federal, State or City laws, ordinances, regulations or policies 
including, but not limited to, the Endangered Species Act of 1973 [ESA] and any amendments 
thereto (16 U.S.C. § 1531 et seq.). 

7. In accordance with authorization granted to the City of San Diego from the United States 
Fish and Wildlife Service [USFWS] pursuant to Section 1 O(a) of the federal Endangered Species 
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Act [ESA] and by the California Department of Fish and Wildlife [CDFW] pursuant to 
California Fish and Wildlife Code section 2835 as part of the Multiple Species Conservation 
Program [MSCP], the City of San Diego through the issuance of this Permit hereby confers upon 
Owner/Permittee the status of Third Party Beneficiary as provided for in Section 17 of the City 
of San Diego Implementing Agreement [lA], executed on July 16, 1997, and on file in the Office 
of the City Clerk as Document No. 00-18394. Third Party Beneficiary status is conferred upon 
Owner/Permittee by the City: (1) to grant Owner/Permittee the legal standing and legal right to 
utilize the take authorizations granted to the City pursuant to the MSCP within the context of 
those limitations imposed under this Permit and the lA, and (2) to assure Owner/Permittee that 
no existing mitigation obligation imposed by the City of San Diego pursuant to this Permit shall 
be altered in the future by the City of San Diego, USFWS, or CDFW, except in the limited 
circumstances described in Sections 9.6 and 9.7 ofthe lA. If mitigation lands are identified but 
not yet dedicated or preserved in perpetuity, maintenance and continued recognition of Third 
Party Beneficiary status by the City is contingent upon Owner/Permittee maintaining the 
biological values of any and all lands committed for mitigation pursuant to this Permit and of full 
satisfaction by Owner/Permittee of mitigation obligations required by this Permit, in accordance 
with Section 1 7.1 D of the lA. 

8. The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and 
State and Federal disability access laws. 

9. Construction plans shall be in substantial conformity to Exhibit "A." Changes, 
modifications, or alterations to the construction plans are prohibited unless appropriate 
application(s) or amendment(s) to this Permit have been granted. 

10. All o£the conditions contained in· this Permit have been considered and were determined­
necessary~to~k~the ·findings ,required for approval· of this Permit. The Permit holder is 
required to comply with each and every condition in order to maintain the entitlements that are 
granted 'by t his Permit. 

·~ . 
~· ., 

If any condition' 0£Jhis Permit, on,a legal challenge by the Owner/Permittee of this Permit, is 
found or held by''fl:~ourt of comp~tent jurisdiction to be invalid, unenforceable, or unreasonable, 
this Permit shall be V.efd .. However, in such an event, the Owner/Permittee shall have the right, 
by paying applicable processing fees, to bring a request for a n~w permit without the "invalid" 
conditions(s) back to the discretionary body which approved the Permit for a determination by 
that body as to whether all of the findings necessary for the issuance of the proposed permit can 
still be made in the absence of the "invalid" condition(s). Such hearing shall be a hearing de 
novo, and the discretionary body shall have the absolute right to approve, disapprove, or modify 
the proposed permit and the condition(s) contained therein. 

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

12. This Permit may be developed in phases. Each phase shall be constructed prior to sale or 
lease to individual owners or tenants to ensure all development is consistent with the conditions 
and exhibits approved for each respective phase per the approved Exhibit "A." 

13. Prior to the issuance of any construction permit, the Owner/Permittee shall fi le a Parcel 
Map to adjust the property line between Lot 53 and 52 of La Jolla Mesa Vista, according to Map 
thereofNo. 3650, filed May 20, 1957 consistent with the proposed property line as shown on 
Exhibit "A," satisfactory to the City Land Surveyor, to be recorded at the San Diego County 
Recorder's Office. 

ENGINEERING REQUIREMENTS: 

14. 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. 

15. Prior/to the issuance of any construction permit, the Owner/Permittee shall incorporate any 
constructi~n Best Management Practices necessary to comply with Chapter 14, Article 2, 
Division 1 '(Graqing Regulations) of the Municipal Code, into the construction plans or 
specifications. 

16. Prior to the issuance of any construction permit, the Owner/Permittee shall submit a Water 
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines 
in Appendix E of the City's Storm Water Standards. 

17. Prior to the issuance of any construction permit, the Water Quality Technical Report shall 
be subject to final review and approval by the City Engineer. 

18. The drainage system for this project shall be private and shall be subject to approval by the 
City Engineer. 

19. Prior to the issuance of any building permits, the Owner/Permittee shall obtain a bonded 
grading permit for the grading proposed for this project. All grading shall conform to 
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requirements in accordance with the City of San Diego Municipal Code in a manner satisfactory 
to the City Engineer. 

LANDSCAPE REQUIREMENTS: 

20. Prior to issuance of any engineering permits for grading, the Owner/Permittee shall submit 
complete construction documents for the revegetation and hydroseeding of all disturbed land in 
accordance with the Landscape Standards and to the satisfaction of the Development Services 
Department. All plans shall be in substantial conformance to this permit and Exhibit "A." 

21. Prior to issuance of any building permits, the Owner/Permittee shall submit complete 
landscape and irrigation construction documents consistent with the Landscape Standards to the 
Development Services Depattment for approval. The construction documents shall be in 
substantial conformance with Exhibit "A." Construction plans shall show, label, and dimension a 
forty square foot area around each tree which is unencumbered by hardscape and utilities as set 
forth under LDC 142.0403(b)(5). 

22. The Owner/Permittee 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. All required landscape shall be 
maintained in a disease, weed and litter free condition at all times. Severe pruning or "topping" 
of trees is not permitted unless specifically noted in this Permit. 

23 . 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 it in 
kind and equivalent size per the approved documents to the satisfaction of the Development 
Servic~s:D.~artment ,within 30 days of damage. 

·... ;.;,. 

PLANNING/DESIGN REQUIREMENTS: 

24. Owner/Permittee shall maintain a minimum of two off-street parking spaces on each 
property at all times in the approximate locations shown on the approved Exhibit "A." Parking 
spaces shall comply at all times with the SDMC and shall not be converted for any other use 
unless otherwise authorized by the appropriate City decision maker in accordance with the 
SDMC. 

25 . 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. 

26. 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. 
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27. Prior to issuance of a construction permit for the guest quarters/habitable accessory 
building, the Owner/Permittee shall submit a signed version of form DS-203 to the City 
specifying the guest quarters/habitable accessory building shall not be used as, or converted to, a 
companion unit or any other dwelling unit. The agreement shall include a stipulation that neither 
the primary dwelling unit nor the guest quarters or habitable accessory building shall be sold or 
conveyed separately. The City shall record the agreement at the County of San Diego 
Recorder' s Office onto the title of the property known as Lot 53 of La Jolla Mesa Vista, 
according to Map thereof No. 3650, filed May 20, 1957. 

INFORMATION ONLY: 

• The issuance of this discretionary use permitralone does not allow the immediate 
commencement or continued operation ofthe proposed use on site. The operation allowed 
by this discretionary use permit may only begin or recommence after all conditions listed 
on this pe1mit are fully completed and all required ministerial permits have been issued and 
received final inspection. 

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

• This development may be subject to impact fees at the time of construction permit 
1ssuance. 

APPROVED by the Planning Commission of the City of San Diego on March 26, 201 5 by 
Planning Commission Resolution No. PC-XXXX. 

Jf 
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Attachment II 

Permit Type/PTS Approval No.: CDP No. 1239886 and SDP No. 1239890 
Date of Approval: March 26, 2015 

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES 
DEPARTMENT 

JohnS. Fisher 
Development Project Manager 

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

The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 

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

Axapusco, LLC, 
a California limited liability company 

Owner/Permittee 

By __________________________ ___ 
Antonio Sacido 
Sole Member 
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NOTICE OF EXEMPTION ATTACHMENT 1 2 
(Check one or both) 
TO: X RECORDER/COUNTY CLERK 

P.O. Box 1750, MS A-33 
1600 PACIFIC HWY, ROOM 260 
SAN DIEGO, CA 92 101 -2422 

_ _ _ OFFICE OF PLAJ'\JNING AND RESEARCH 
1400 TENTH STREET, ROOM 121 
SACRAJ\IIENTO, CA 958 14 

FROM: CITY OF SAN DIEGO 
DEVELOPMENT SERV ICES DEPARTM ENT 
1222 FIRST A VENUE, MS 50 l 
SAN DIEGO, CA 92 10 l 

PROJECT No. : 349884 PROJECT TITLE: Sac ido Residence 

PROJECT LOCATION-SPECIFIC: The project is located at 901 and 91 1 Skylark Drive within the La Jolla Community 
Plan area. 

PROJECT LOCATION-CITY/COUNTY: San Diego/San Diego 

DESCRIPTION OF NATURE AND PURPOSE OF THE PROJECT: A Coastal Development Perm it (CDP) and Site 
Development Permit (SDP) to allow an adjustment to the propetty line between Lot 53 and Lot 52 and to allow 
construction of retaining walls, ramps, landscaping and pavement on two lots, and a poo l/spa, staircase, a deck and a 
guest quatters at 901 Skylark Drive, and a deck and pergola at 9 11 Skylark Drive. The project site is currently 
developed and all public utilities are in place to serve the two residences. 

NAME OF PUBLIC AGENCY APPROVING PROJECT: City of San Diego 

NAME OF PERSON OR AGENCY CARRYING OUT PROJECT: Mark Farmington, 11679 Via Finll San Diego, CA 92 128 . 
(858) 675-9490. 

EXEMPT STATUS: (CHECK ONE) 
( ) MINISTERIAL (SEC. 2 1 080(b )( l ); 15268); 
( ) DECLARED EMERGENCY (SEC. 2 1080(b)(3); l 5269(a)); 
( ) ErvlERGENCYPROJ ECT (SEC. 2 1080(b)( 4); l 5269 (b)(c) 
(X) CATEGORICAL EXEMPTION: SECTION 153 03 (NEW CONSTRUCTION) 
( ) STATUTORY EXEMPTION: 

REASONS WHY PROJECT IS EXEMPT: The City of San Diego conducted an environmental review and determined that 
since the project would be located on a previously developed site lacking sensitive resources and that grading 
quantities would not exceed the threshold for requiring mitigation for paleontological resources environmental impacts 
would not occur. Therefore, the project would qualify to be categorically exempt from CEQA pursuant to Section 
15303 (New Construction) which allows for the construction a limited small structures and residences where the 
exceptions listed in CEQA Section 15300.2 would not apply. 

LEAD AGENCY CONTACT PERSON: JEFFREY SZYMANSKI TELEPHONE: 619 446-5324 

IF FILED BY APPLICANT: 
l. ATTACH CERTIFIED DOCUMENT OF EXEMPTION FIN DING. 
2. HAS A NOTICE OF EXEMPTION BEEN FILED BY THE PUBLIC AGENCY APP ROV ING THE PROJECT? 

( ) Y ES ( ) No 
IT IS HEREBY CERTIFIED THAT THE CITY OF SAJ"\1 DIEGO HAS DETERMINED THE ABOVE ACTIVITY TO BE EXEMPT FROM 
CEQA 

(SI 
' CHE K ONE: 
(X) SIGNED BY LEAD AGENCY 
( ) SiGNED BY APPLICANT 

12/18/ 14 
DATE 

DATE RECEIVED FOR FILING WITH COUNTY CLERK OR OPR: 



Attention: 

Project: 

Motion: 

LA lO LL'\ COMJ\ IUN ITY PLANNT;.JG ASSOCIATIO N 
P.O. Box 889 La Jolla CA 92038 Ph 858.456.7900 

http://www.LaJollaCPA.org Email : Info@LaJollaCPA.org 

Regular Meeting - 6 November 2014 

John Fisher, PM, City of San Diego 

Sacido Residence 
901 & 911 Skylark Drive 
PN: 349884 

The LJCPA cannot make the findings for 
the CDP and the SDP because of the 
Neighborhood Character of the La Jolla 
Mesa Vista Subdivision and because there is 
insufficient parking for guest quarters 
due to the special circumstances of the lack 
of parking in the cul-de-sac. 

Vote: 10-1-2 

Submitted by: c:;~~ {.,..(Jw,._ 

Joe LaCava, President 
La Jolla CPA 

11/06/2014 

Date 

ATTACHMENT 1 3 

l 
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Attachment 14 

PROJECT DATA SHEET 
PROJECT NAME: Sacido Residence 

PROJECT DESCRIPTION: Lot line adjustment, guest quarters on one lot and site 
improvements to two lots. 

COMMUNITY PLAN La Jolla 
AREA: 

DISCRETIONARY Coastal Development Permit, Site Development Permit 
ACTIONS: 

COMMUNITY PLAN LAND Very Low Density Residential, 0-5 dwelling units per acre 
USE DESIGNATION: 

ZONING INFORMATION: 
ZONE: RS- 1-5 

HEIGHT LIMIT: 30-foot maximum height limit. 

LOT SIZE: 8,000 square-foot minimum lot size. 

FLOOR AREA RATIO: 0.75 maximum. 

FRONT SETBACK: 20 feet. 

SIDE SETBACK: 0.08 feet multiplied by lot width, 

STREETSIDE SETBACK: 0.10 feet multiplied by lot width. 

REAR SETBACK: 20 feet. 

PARKING: 2 spaces required per lot. 

LAND USE EXISTING LAND USE 
ADJACENT PROPERTIES: DESIGNATION & 

ZONE 

NORTH: Very Low Density Single family residential 
Residential; RS-1-5 

SOUTH: Very Low Density Single family residential 
Residential; RS-1-7 

EAST: Very Low Density Single family residential 
Residential; RS-1 -5 

WEST: Very Low Density Single family residential 
Residential; RS-1 -7 

DEVIATIONS OR None. 
VARIANCES REQUESTED: 

COMMUNITY PLANNING On November 6, 2014, the La Jolla Community Planning 
GROUP Assoc. voted 10:1:2 to recommend denial. 
RECOMMENDATION: 


