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________________________________________________________________________ 
 
The purpose of this addendum is to add public comment letters in opposition and in 
support of the project, to add letters of response from the appellants and the applicant, and 
to add clarifications to the staff report. Staff recommends the following changes be made 
to the above-referenced staff report, with deletions shown in strikethrough and additions 
underlined: 
 
1. On Page 9 of the staff report, the end of the last paragraph shall be corrected as follows: 
 

Finally, to address the appellants’ concerns about traffic impacts from the school 
on the private road that serves the subject site and the adjacent Clews Horse 
Ranch, where the appellants reside, the applicant agreed to operate a shuttle system 
that will take students from Carmel Country Road to the school before and after 
school hours in two vehicles that will transport up to 18 students total at a time. 
The shuttles will use the parking area off of Carmel Country Road for a pick up 
and drop off location, but this will only occur over a half an hour before school 
starts and after school ends as required by the City’s approval and, as indicated by 
the applicant, will only require one to two four to five total trips at the school’s 
maximum capacity of 75 students, and thus will not impact the ability of the public 
to use this public parking area.   
 

2. On Page 12 of the staff report, the first complete paragraph shall be revised as follows: 
 

The appellants contend that the proposed development does not adhere to the 
required 50-foot buffer from the CVREP riparian corridor. However, as identified 
in the certified LUP, CVREP was constructed by Caltrans with a built-in 50-foot 
buffer area containing transitional upland vegetation and the equestrian and bike 
trails (Exhibit 4). The boundary between the floodway and riparian vegetation and 
the buffer area was marked by a chain link fence, which has since been replaced 
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with a retaining wall. The applicant has submitted current vegetation mapping 
showing that the riparian vegetation does not extend south beyond the existing 
retaining wall (Exhibit 5), and that the proposed development is sited a minimum 
of 53 feet away from the retaining wall and the edge of the riparian corridor 
(Exhibit 6). Thus, the proposed development is consistent with all buffers required 
by the LCP. This 50-foot buffer was also required in development of the adjacent 
Clews Horse Ranch (ref. Appeal No. A-6-NOC-07-036/Clews Horse Ranch), 
consistent with the LCP.   

 
3. On Page 13 of the staff report, the following shall be added before the first complete 
paragraph: 
 

The appellants also contend that the City’s environmental review of the project is 
incomplete because an EIR should have been prepared, and impacts to hydrology 
were not assessed. The alleged deficiencies in the City’s CEQA review are not a 
valid basis for an appeal to the Commission. Impacts to hydrology, including 
runoff were addressed by the City through the MND. The project incorporates 
sufficient temporary and permanent best management practices for preventing 
polluted runoff; the project will not substantially alter the existing drainage pattern 
of the site; and the project complies with all storm water quality standards. Thus, 
the project will not result in any impacts to water quality or hydrology, consistent 
with the resource protection policies of the LCP.  
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Measures offered by Cal Coast to Appellants                          
to be a good neighbor 
 
 
•  Will construct new Fire service –water line in Clews 

Ranch Road from Carmel Country Road to Cal Coast 
Academy property ( eliminates a non-fulfilled Clews 
Ranch obligation of their CDP ) 

• Will provide a ‘T’ in the Fire service to allow Clews 
to connect to water line without cutting service (cost 
savings to Clews) 

• Will implement a student shuttle system into the 
property to reduce traffic on Clews Ranch Road – 
reduce traffic, parking,  and noise ( two shuttle vans) 

• Cal Coast agreed to a 10 mph speed limit on Clews 
Ranch Rd. ( offered additional measures see 
below**)  

• On-site landscaping will be installed to screen the 
school from the riding arena ( offered additional 
measures see below**)  

• Will implement a comprehensive Brush Management 
Plan consistent with MHPA standards 
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• Cooperation with Clews to relocate/underground the 
overhead SDG&E line that crosses the riding ring 
that they recently raised in elevation 

• Re-route underground utilities to align within the 
access road easement  

• Cleaned site of the accumulated rubbish left by 
previous owners  

• Refurbished existing buildings which improves the 
site and adjoining property  

• The school classrooms were re- located as far away 
as possible from riding ring to minimize disturbance 
to riders 

• New Building will have internal sprinklers and be 
constructed with fire resistant materials 

• Classrooms will have smart boards with visual clues 
for students– no bells or alarms for changes in class 
and no recess whistles. No outside bells or alarms – 
excepting fire alarm/ life safety 

• In those instances where parents actually come to the 
site, they will have already been previously directed 
to “text” and NOT use their horns 

• Cal Coast volunteered to close the school on days 
when the National Weather Service issues a Red Flag 
Alert for the Coastal Area.  
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• Agreed to implement Clews Ranch requested 
emergency evacuation procedures and specific 
protocol to be followed 

• Agreed to place Solar in a location, or at an angle to 
preclude glare and reflection toward riding ring 

• Agreed to conduct all state required physical 
education and associated sports at off site facilities 

• Recess and lunch breaks will be conducted in the 
school courtyard away from the riding ring  

  
• To avoid appeals and litigation, offered Clews 

$40,000 to cover the cost of installing a tall wooden 
fence and extensive landscape hedge to screen the  
school and parking lot from the riding ring** 

• To avoid appeals and litigation offered a 
contribution towards a flashing “15 MPH /Slow 
Down” sign on Clews Ranch Rd.** 
 

** Agreement by Clews to not oppose/litigate was not 
reached so these 2 items are not a part of the project. 
However, all other items are either voluntary permit 
conditions, and/or will still be implemented in good 
faith, and as a good neighbor. 
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November 1, 2015 
 
 
Subject: Agenda Item #26 – A-6-NOC-15-0060 Cal Coast Academy 
 
Dear Commissioners, Staff, and Alternates 
 
The Cal Coast Academy project was designed to minimize impacts to the existing and 
surrounding properties.  Specifically, the project does not impact the existing trail that was 
installed subsequent to the existing historic home and out-buildings.  In fact, the proposed school 
building is NOT closer to the trail than the existing wash building.  The proposed school building 
was designed to complement the existing historic structures and complies with the City of San 
Diego, State, and Federal historic codes and regulations.  The parking area for the school is 
located far away from the trail and is a resurfacing of the asphalt with Decomposed Granite in 
the exact location of the existing parking area and drive aisle.  The access road (now named 
Clews Ranch Road) is a driveway (20-feet wide) and is located in an easement was originally 
granted by the City of San Diego and then re-granted by the Appellants.  Importantly, the project 
and will NOT impact or alter the road in any way. 
 
The site zoning of MF-1 was implemented in the 1980’s and it allows the proposed Cal Coast 
Academy land use (school) by-right.  The proposed project fully complies with the Carmel 
Valley Neighborhood 8 Precise Plan, which serves as the adopted Local Coastal Program.  The 
site was developed more than 100-years ago and does not contain any sensitive resources.  The 
project observes the required 50-foot setback from adjacent wetlands, and the property is NOT 
located within the Multiple Habitat Planning Area, as determined by City staff, State Department 
of Fish and Wildlife, and the U.S. Department of Fish and Wildlife.  The project complies with 
all of the rules and regulations promulgated in the City of San Diego Municipal Code relative to 
Environmentally Sensitive Lands and the Carmel Valley Planned District.  Finally, the project 
was subject to thorough and comprehensive environmental review as required by the California 
Environmental Quality Act and City of San Diego Municipal Code. 
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The appellants have stated that in their opinion schools and equestrian facilities are not 
compatible; however, such facilities are co-located across the country and around the world.  In 
fact one of the City Planning Commissioners refuted the appellants statements based upon her 
personal experience both here in the United States as well as on a recent trip to England. 
 
During the City’s review of the proposed project, the Fire Department thoroughly analyzed the 
project, the property, and the surrounding developed and natural properties, then determined the 
project meets and exceeds the City and State Fire Codes and the Brush Management Plan is in 
compliance with the City and State requirements. 
 
If you have any questions or need additional information, please let me know at (619) 523-1930 
or at tshaw@atlantissd.com. 
 
Sincerely, 
 
 
 
Theodore R. L. Shaw 
Senior Land Use Consultant 
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STAFF REPORT AND RECOMMENDATION ON APPEAL 

SUBSTANTIAL ISSUE DETERMINATION 
 
 
Local Government:   City of San Diego 
 
Decision:   Approved with Conditions  
 
Appeal Number:   A-6-NOC-15-0060  
 
Applicant:   Cal Coast Academy 
 
Location: 11555 Clews Ranch Road, North City, San Diego, San 

Diego County (APN No. 307-040-74)  
 
Project Description: Construction of a 5,340 sq. ft. single-story school 

classroom with parking, private road improvements, and 
landscaping on an existing 0.99-acre historically 
designated site containing existing structures proposed to 
be maintained. 

 
Appellants:   Barbara and Christian Clews 
 
Staff Recommendation: No Substantial Issue  
 
             
 

IMPORTANT HEARING PROCEDURE NOTE 
 
 
 
 
 
 
 

This is a substantial issue only hearing.  Testimony will be taken only on the question of whether 

the appeal raises a substantial issue.  Generally and at the discretion of the Chair, testimony is 

limited to 3 minutes total per side.  Please plan your testimony accordingly. Only the applicant, 

persons who opposed the application before the local government (or their representatives), and 

the local government shall be qualified to testify. Others may submit comments in writing.  If the 

Commission determines that the appeal does raise a substantial issue, the de novo phase of the 

hearing will occur at a future Commission meeting, during which it will take public testimony. 
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SUMMARY OF STAFF RECOMMENDATION 
 

Staff recommends that the Commission, after public hearing, determine that NO 

substantial issue exists with respect to the grounds on which the appeal has been filed.  

 

The subject project involves construction and operation of a 6
th

 through 12
th

 grade private 

school intended to accommodate 75 students plus faculty in the Carmel Valley 

Neighborhood 8 community in the City of San Diego. The school building will be 5,340 

sq. ft. and a maximum 24 ft. tall, composed of three separate wings with connecting 

covered walkways. The project also includes a 24-space parking lot with six bicycle 

spaces, landscaping, private road improvements, and preservation of the on-site 

historically designated buildings known as the Stephen’s Farmhouse. The only portions 

of the proposed development that are appealable are those components located within 100 

feet of the riparian wetlands located north of the site within the Carmel Valley Resource 

Enhancement Project (CVREP) area. Those features include approximately half of the 

proposed classroom building, landscaping, hardscaping, and drainage improvements. 

However, since the proposed development affects the use of the site as a whole, the entire 

project was taken into consideration in determining that no substantial issue exists.  

 

The appellants have raised four Local Coastal Program (LCP) consistency issues, 

alleging impacts to public access and recreation, insufficient buffers from adjacent habitat 

and trails, inconsistency of the development with the site’s open space land use 

designation and the open space policies of the certified Carmel Valley Neighborhood 8 
Precise Plan (LUP), and safety risks in the event of wildfire evacuation. Staff has 
reviewed the appellants’ contentions in detail, and based on the review of the City’s file 
and information provided by the applicant, concluded that the development, as approved 
by the City, is consistent with all applicable LCP provisions. The proposed development 
will not encroach on any designated public parking or the adjacent public trails, and has 
been conditioned to reduce traffic impacts on the private road that serves the school and 
the adjacent horse ranch. The proposed structure is set back the required 50 feet from the 
nearby riparian corridor, and no setbacks or buffers from the adjacent equestrian and bike 
trails are required. Although the site is designated as open space in the certified LUP, it 
has been entirely graded and disturbed, contains existing historical structures and no 
sensitive habitat, and would not be functional open space area unless the existing historic 
structures were demolished and the property owners gave up their development rights. 
The LUP recognizes the potential for development within and adjacent to areas 
designated as open space, and the proposed development does not affect these policies 
and is a permitted use under the existing zoning. Fire safety and evacuation is not a LCP 
issue; however, the development complies with all fire-related requirements including 
brush management and building design.  
 

Because there are no identified inconsistencies with the LCP and the Coastal Act, staff 

recommends that the Commission determine that the project raises no substantial issue 

regarding conformance with the certified LCP and the Chapter 3 policies of the Coastal 

Act. 

 
Standard of Review:  Certified City of San Diego Local Coastal Program (Carmel Valley 
Neighborhood 8 Precise Plan and Land Development Code). 
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I. APPELLANTS CONTENTIONS 
 
The appellants contend that the development approved by the City does not conform to 
the City of San Diego’s certified Local Coastal Program (LCP) for the following reasons: 
 

1. The development will encroach upon existing physical accessways identified in 
the LCP and is therefore inconsistent with the public access policies of the 
Coastal Act. 

2. The development lacks appropriate buffers from the adjacent habitat and public 
trails, and was not properly evaluated for its impacts to the on-site historical 
resources. 

3. The development and the site’s MF-1 zoning are inconsistent with the site’s open 
space land use designation and the open space policies in the certified Carmel 
Valley Neighborhood 8 Precise Plan (LUP).  

4. The use of the site by 75 students and faculty creates a safety risk in the event of a 
wildfire evacuation for those at the school and the adjacent horse ranch.  

              
 
II. LOCAL GOVERNMENT ACTION 
 

On May 20, 2015 the Hearing Officer adopted the Mitigated Negative Declaration and 

Mitigation Monitoring and Reporting Program and approved the Coastal Development 

Permit and Site Development Permit for the subject project (Exhibit 10). The Hearing 

Officer decision was appealed to the Planning Commission by Barbara and Christian 

Clews, and the Planning Commission upheld the Hearing Officer’s decision on July 23, 

2015. On August 27, 2015 the Planning Commission adopted Resolution No. PC-4727 

for Coastal Development Permit No. 1308349, Site Development Permit No. 1308350, 

and Mitigated Negative Declaration No. 372555 for the subject project (Exhibit 11). The 

appellants have standing to appeal to the Coastal Commission because they participated 

in the local hearing process and have exhausted local appeals.   

 

The specific conditions required by the Planning Commission include requirements to 

operate a shuttle system between Carmel Country Road and the subject site to reduce 

traffic impacts on the private road that serves the school and the adjacent ranch; limit 

recess activities, physical education, and school bells/alarms to reduce noise impacts to 

the neighboring ranch; comply with the approved modified brush management program 

to ensure no off-site impacts to native habitat occur; and close the school on days when 

the National Weather Service issues a Red Flag Alert for the coastal areas of San Diego, 

to reduce potential impacts to safety from fire. 

              
 
III. APPEAL PROCEDURES 
 
After certification of a Local Coastal Program (LCP), the Coastal Act provides for 
limited appeals to the Coastal Commission of certain local government actions on coastal 
development permits.   
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Section 30603(b)(1) of the Coastal Act states: 
 

The grounds for an appeal pursuant to subdivision (a) shall be limited to an 
allegation that the development does not conform to the standards set forth in 
the certified local coastal program or the public access policies set forth in 
this division. 

 
Coastal Act Section 30625(b) states that the Commission shall hear an appeal unless it 
determines: 
 

With respect to appeals to the commission after certification of a local coastal 
program that no substantial issue exists with respect to the grounds on which 
an appeal has been filed pursuant to Section 30603. 

 
If the staff recommends "substantial issue" and no Commissioner objects, the 
Commission will proceed directly to the de novo portion of the hearing on the merits of 
the project, then, or at a later date. If the staff recommends "no substantial issue" or the 
Commission decides to hear arguments and vote on the substantial issue question, those 
allowed to testify at the hearing will have 3 minutes per side to address whether the 
appeal raises a substantial issue. It takes a majority of Commissioners present to find that 
no substantial issue is raised. If substantial issue is found, the Commission will proceed 
to a full public hearing on the merits of the project then, or at a later date, reviewing the 
project de novo in accordance with sections 13057-13096 of the Commission’s 
regulations. If the Commission conducts the de novo portion of the hearing on the permit 
application, the applicable standard of review for the Commission to consider is whether 
the proposed development is in conformity with the certified Local Coastal Program 
(LCP). 
 
In addition, for projects located between the sea and the first public road paralleling the 
sea, Section 30604(c) of the Act requires that a finding must be made by the approving 
agency, whether the local government or the Coastal Commission on appeal, that the 
development is in conformity with the public access and public recreation policies of 
Chapter 3 of the Coastal Act. In other words, in regard to public access questions, the 
Commission is required to consider not only the certified LCP, but also applicable 
Chapter 3 policies when reviewing a project on appeal. 
 
The only persons qualified to testify before the Commission at the "substantial issue" 
stage of the appeal process are the applicant, persons who opposed the application before 
the local government (or their representatives), and the local government. Testimony 
from other persons must be submitted in writing. At the time of the de novo portion of the 
hearing, any person may testify. 
 
The term "substantial issue" is not defined in the Coastal Act or its implementing 
regulations. The Commission's regulations indicate simply that the Commission will hear 
an appeal unless it "finds that the appeal raises no significant question as to conformity 
with the certified local coastal program" or, if applicable, the public access and public 
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recreation policies of Chapter 3 of the Coastal Act  (Cal. Code Regs., tit. 14 section 
13155(b)). In previous decisions on appeals, the Commission has been guided by the 
following factors: 
 
 1. The degree of factual and legal support for the local government's decision that 

the development is consistent or inconsistent with the certified LCP; 
 
 2. The extent and scope of the development as approved or denied by the local 

government; 
 
 3. The significance of the coastal resources affected by the decision; 
 
 4. The precedential value of the local government's decision for future 

interpretations of its LCP; and 
 
 5. Whether the appeal raises only local issues, or those of regional or statewide 

significance. 
 
Even when the Commission chooses not to hear an appeal, appellants nevertheless may 

obtain judicial review of the local government's coastal permit decision by filing a 

petition for a writ of mandate pursuant to the Code of Civil Procedure, section 1094.5. 

 

The City of San Diego has a certified Local Coastal Program (LCP), and the subject site 

is located in an area where the Commission retains appeal jurisdiction because it is within 

100 feet of wetland area. Therefore, before the Commission considers the appeal de novo, 

the appeal must establish that a substantial issue exists with respect to the grounds on 

which an appeal has been filed pursuant to Section 30603. In this case, for the reasons 

discussed further below, the Commission exercises its discretion to determine that the 

development approved by the City does not raise a substantial issue with regard to the 

appellant’s contentions regarding coastal resources. 
              
 
IV. SUBSTANTIAL ISSUE MOTION AND RESOLUTION 
 
The staff recommends the Commission adopt the following resolution: 
 
 MOTION: I move that the Commission determine that Appeal No. 

A-6-NOC-15-0060 raises NO substantial issue with 

respect to the grounds on which the appeal has been 

filed under § 30603 of the Coastal Act. 
 
STAFF RECOMMENDATION: 
 
Staff recommends a YES vote. Passage of this motion will result in a finding of No 
Substantial Issue and adoption of the following resolution and findings. If the 
Commission finds No Substantial Issue, the Commission will not hear the application de 
novo and the local action will become final and effective. The motion passes only by an 
affirmative vote by a majority of the Commissioners present. 
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RESOLUTION: The Commission hereby finds that Appeal No. A-6-NOC-15-0060  

does not present a substantial issue with respect to the grounds 

on which the appeal has been filed under § 30603 of the Coastal 

Act regarding consistency with the certified Local Coastal Plan 

and/or the public access and recreation policies of the Coastal 

Act. 
              
 
V.  SUBSTANTIAL ISSUE FINDINGS AND DECLARATION 
 
The Commission finds and declares as follows: 
 
A.  PROJECT DESCRIPTION  
 

The subject project involves construction and operation of a 6
th

 through 12
th

 grade private 

school intended to accommodate 75 students plus faculty on an approximately 1-acre site 

in the Carmel Valley Neighborhood 8 community in the City of San Diego (Exhibits 1 

and 2). The school building will be 5,340 sq. ft. and a maximum 24 ft. tall, composed of 

three separate wings with connecting covered walkways. The project also includes a 24-

space parking lot with six bicycle spaces, landscaping, private road improvements, and 

preservation of the on-site historically designated buildings (Exhibit 3). The only portions 

of the proposed development that are appealable are those components located within 100 

feet of the riparian wetlands located north of the site within the Carmel Valley Resource 

Enhancement Project (CVREP) area. Those features include approximately half of the 

proposed classroom building, landscaping, hardscaping, and drainage improvements. 

However, since the proposed development affects the use of the site as a whole, the entire 

project was taken into consideration in analysis of this appeal.  

 

The subject site currently contains a City-designated historic building known as the 

Stephen’s Farmhouse and two City-designated historic accessory structures that are 

currently being used by the applicant as administrative offices for the proposed school, 

and storage and parking areas. These structures and uses will be maintained with the 

proposed project. The site also contains a non-historic accessory structure, a concrete-

filled pool, and ornamental landscaping that will be removed to construct the classroom 

building.  

 

Adjacent to the north of the subject site is the CVREP open space system, which includes 

Carmel Creek, a wide riparian corridor, transitional upland vegetation, and the SR-56 

public bike and equestrian trails, with the trails being located immediately north and west 

of the subject site. The Clews Horse Ranch property borders the subject site to the south 

and east. The site is accessed from Carmel Country Road by a private road called Clews 

Ranch Road, which serves the subject site and the adjacent horse ranch.  
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The subject site is located within the City of San Diego’s permit jurisdiction, and a 

portion of the site (areas within 100 feet of wetlands) is within the Coastal Commission’s 

area of appeal jurisdiction. The policies of the certified LCP form the standard of review. 

 
B.   PUBLIC ACCESS AND RECREATION  
 
The appellants contend that the project is inconsistent with the public access and 

recreation policies of the Coastal Act; specifically, with Section 30211 and 30214 of the 

Act. However, the project is not located between the sea and the first public roadway, 

thus the standard of review is the public access and recreation policies in the certified 

LCP. Carmel Creek is not subject to tidal action and therefore does not fall under the 

Coastal Act definition of “sea.”(§ 30115.) Although the appellant’s contentions 

specifically regard inconsistency with the public access and recreation policies of the 

Coastal Act, the certified LUP contains similar policies aimed at providing and protecting 

public access and recreation in the community, consistent with the Coastal Act. The 

following policies in the certified LUP, the Carmel Valley Neighborhood 8 Precise Plan, 

are applicable and state: 

 
Key Development Factors, p. 8 
Recognition of the unique linear design of Neighborhood 8 formed by the CVREP 
corridor. Unlike other neighborhoods within Carmel Valley, Neighborhood 8’s 
primary focus is its open space system along Carmel Creek, which gives the 
neighborhood its identity. Development should respect and enhance public 
enjoyment of the open space and trails. 
 
Neighborhood Concept/Integration of Land Uses, p. 13 
The Carmel Creek open space corridor provides the neighborhood with views of 
riparian vegetation and access to a multi-use trail… The neighborhood planning 
concept is therefore focused on conservation of environmentally sensitive 
resources and the provision of open space and trails as recreational amenities for 
the entire Carmel Valley community. Development is expected to occur only 
within areas of low conservation value where site disturbance has already 
occurred and access is already provided. 
 
Neighborhood Concept/Integration of Land Uses, p. 14 
The enhanced floodway and associated hiking/equestrian pathways will provide a 
distinct and continuous identity feature, linking the various portions of the Precise 
Plan area. 
 
Parking, p. 40 
Adequate parking facilities will be provided within each individual development 
in conformance with applicable zoning requirements and guidelines. Emphasis 
will be placed upon providing sufficient off-street parking within residential 
neighborhoods. Bicycle parking facilities will be provided adjacent to high 
activity areas.  
 
Alternative Transportation Modes, p. 41 
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The automobile, transit, bicycle and pedestrian facilities are to be developed in an 
integrated network, providing a balanced transportation system, assuring 
mobility and access to all parts of the community. Utilization of alternative modes 
of transportation can conserve energy, lessen air pollution and reduce auto traffic 
volumes.  
 

The identifying feature of Neighborhood 8 is the CVREP open space system and the SR-

56 bike and equestrian trails that provide connectivity to the surrounding multi-use trails, 

open spaces areas, residential areas, and the Los Penasquitos Preserve. The proposed 

development is directly adjacent to CVREP and the SR-56 bike and equestrian trails. The 

appellants contend that the trails and the on-site parking area are designated “physical 

access-ways” in the LCP, and that the intensification of use of these designated access-

ways resulting from the proposed development will adversely affect the public’s ability to 

access the parking area (which the appellants claim to be public), the trails, and the coast.  

 

However, the development will not impact the public’s ability to access and recreate on 

the trails. The trails are identified as a significant public access and recreational resource 

in the certified LUP, but the proposed development neither encroaches directly onto the 

trail nor relies on use of the trail in a capacity that would prevent others from using the 

trail. The 75 students plus faculty proposed to occupy the site and potentially make 

occasional use of the adjacent recreational resources do not represent an intensity of use 

inappropriate for or harmful to the trail system. A class field trip down the trail, for 

example, would not strain the capacity of the trail system or prevent the public from 

concurrently using the trails.   

 

In addition, the on-site parking area is not designated public parking. It is currently an 

unimproved parking area for the subject private property, accessed by a private road. The 

adjacent trails can be accessed from the subject site, but there is no public use of the site 

to do so. Public parking is available during daylight hours at the turnoff from Carmel 

Country Road onto the private road that leads to the subject site, and is designated as 

such with signage and a marked trail access. Other designated public parking in the area 

that serves the trail system can be found at the Carmel Valley Road exit off the 56 

Freeway, approximately 1.5 miles east of the subject site, and at the “Park & Ride” lot 

underneath the I-5 at the Carmel Valley Road exit, approximately 1.5 miles west of the 

subject site. The proposed development includes improving the on-site parking area to 

include 24 parking spaces and six bicycle spaces, where only 16 parking spaces and two 

bicycle spaces are required per the parking regulations for this development in the 

certified IP. Thus, there will be adequate parking to serve the proposed use. Finally, to 

address the appellants’ concerns about traffic impacts from the school on the private road 

that serves the subject site and the adjacent Clews Horse Ranch, where the appellants 

reside, the applicant agreed to operate a shuttle system that will take students from 

Carmel Country Road to the school before and after school hours. The shuttle will use the 

parking area off of Carmel Country Road for a pick up and drop off location, but this will 

only occur over a half an hour before school starts and after school ends as required by 

the City’s approval and, as indicated by the applicant, will only require one to two trips 

and thus will not impact the ability of the public to use this public parking area.   
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Therefore, the proposed development will not have any adverse impacts on public access 

and recreation, and is in compliance with all applicable policies of the certified LCP. 

Thus, the project does not raise a substantial issue regarding conformity with the LCP. 

 

C.   ENVIRONMENTALLY SENSITIVE LANDS/HISTORIC RESOURCES  
 
The appellants contend that the proposed development will adversely affect sensitive 
resources, including the adjacent open space system and trails and the on-site historic 
resources. Specifically, the appellants contend that the development lacks appropriate 
buffers and setbacks from CVREP and the trails, and that the historical resources on-site 
were not properly evaluated under the City’s Historical Resources regulations in the 
certified IP. There are no specific requirements in the LCP for setbacks from the CVREP 
trails, but there is a required 50-foot buffer from the CVREP riparian corridor. In 
addition, there are several relevant policies related to compatibility of development with 
the open space system and the CVREP trails, as well as preservation of these resources. 
These policies are as follows, in applicable part: 
 

Key Development Factors, p. 7 
Recognition of natural steep slopes, biologically sensitive areas and the Carmel 
Creek floodplain, including the Carmel Valley Restoration and Enhancement 
Project (CVREP) and Multi-Habitat Planning Area (MHPA) lands, as vital to the 
community open space system, as prescribed in the Carmel Valley Community 
Plan, which states: 

 
Design concepts for open space simply expressed revolve around the necessity 
to keep open space in its natural state for conservation, biological and 
psychological reasons. Any deviation, even for recreational or public facility 
purposes from this natural environment must be justified by favorable 
environmental analysis. (Carmel Valley Community Plan, page 94) 

 
Key Development Factors, p. 7 
Evaluation of land uses, including residential, neighborhood commercial, 
community amenities, and institutional facilities, for compatibility with the 
natural environment. 
 
Key Development Factors, p. 8 
Recognition of the unique linear design of Neighborhood 8 formed by the CVREP 
corridor. Unlike other neighborhoods within Carmel Valley, Neighborhood 8’s 
primary focus is its open space system along Carmel Creek, which gives the 
neighborhood its identity. Development should respect and enhance public 
enjoyment of the open space and trails. 
 
Neighborhood Concept/Integration of Land Uses, p. 13 
…The neighborhood planning concept is therefore focused on conservation of 
environmentally sensitive resources and the provision of open space and trails as 
recreational amenities for the entire Carmel Valley community. Development is 
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expected to occur only within areas of low conservation value where site 
disturbance has already occurred and access is already provided. 
 
Neighborhood Concept/Integration of Land Uses, p. 14 
Development will be evaluated for compatibility and scale to preserve the unique 
topography, open space and habitat values within Neighborhood 8. 
 
Floodway Management Plan, p. 24 
Along the south rim of the enhanced floodway, a 50-foot-wide buffer area protects 
the integrity of the floodway landscaping and improvements. A temporary 6-foot-
high chain link fence was constructed along the common boundary between the 
floodway and the buffer… Permanent improvements within the buffer area 
include a bikeway, pedestrian path, equestrian trail, and a floodway maintenance 
road. 
 
Floodway Management Plan, p. 25 
In addition, a wetland buffer shall be maintained around all wetlands as 
necessary and as appropriate to protect the functions and values of the wetland. 
Wetland buffers should be provided at a minimum 100-feet distance adjacent to 
all identified wetlands and 50-feet distance adjacent to riparian areas. The width 
of the buffer may be either increased or decreased as determined on a case-by-
case basis, in consultation with the California Department of Fish and Game, 
taking into consideration the type and size of development, the sensitivity of the 
wetland resources to detrimental edge effects, natural features, such as 
topography, and the functions and values of the wetland and the need for upland 
transitional habitat. Developments permitted in wetland buffer areas shall be 
limited to access paths, passive recreational areas, fences and similar 
improvements necessary to protect the wetland, and such improvements shall be 
restricted to the upper/inland half of the buffer zone. 
 
Design Objectives, p. 49 
The following general principles and objectives shall be considered in the 
development of Carmel Valley Neighborhood 8. The plan should: 
[…] 

 Minimize grading in the hillside areas. 
 Maintain the sense of an open visual corridor that is presently enjoyed 

along SR-56 and the CVREP trails. 
 Avoid development in and maintain an adequate floodway. […] 
 Preserve or enhance sensitive environmental features such as riparian 

areas, sandstone bluffs, and significant vegetation groupings. 
 

Design Concept, p. 50 
As indicated in the environmental constraints map (Figure 3), several visually 
significant hillsides occur on the valley’s north facing slopes. These hillsides 
provide the valley with a significant visual element. These hillsides will be 
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maintained in their natural state pursuant to the sensitive slope criteria as written 
in this Precise Plan (Chapter VIII). To preserve views to these hillsides from 
public vantage points, such as SR-56 and the CVREP multi-use trails, permitted 
structures shall not exceed 35 feet in height. Where no public vantage views of the 
natural hillsides and sandstone bluffs would be adversely affected, higher 
buildings may be allowed. 

 

The appellants contend that the proposed development does not adhere to the required 50-

foot buffer from the CVREP riparian corridor. However, as identified in the certified 

LUP, CVREP was constructed by Caltrans with a built-in 50-foot buffer area containing 

transitional upland vegetation and the equestrian and bike trails (Exhibit 4). The 

boundary between the floodway and riparian vegetation and the buffer area was marked 

by a chain link fence, which has since been replaced with a retaining wall. The applicant 

has submitted current vegetation mapping showing that the riparian vegetation does not 

extend south beyond the existing retaining wall (Exhibit 5), and that the proposed 

development is sited a minimum of 53 feet away from the retaining wall and the edge of 

the riparian corridor (Exhibit 6). Thus, the proposed development is consistent with all 

buffers required by the LCP.  

 

The appellants also contest the adequacy and completeness of the Mitigated Negative 

Declaration (MND) adopted for this project, specifically contending that the impacts of 

the proposed development on the adjacent Multi-Habitat Planning Area (MHPA) have 

not been fully or properly assessed. The MHPA is a preserve system that delineates core 

biological resource areas and corridors targeted for conservation, contained in the City’s 

Multiple Species Conservation Program (MSCP) Subarea Plan that guides and 

implements the identification of priority areas for conservation. The MSCP Subarea Plan 

also contains MHPA Adjacency Guidelines, which apply land use and development 

regulations to lands adjacent to MHPA mapped land. However, neither the MSCP nor the 

MHPA are specifically incorporated into the certified LCP. The City’s Environmentally 

Sensitive Lands (ESL) regulations, which are part of the certified LCP, contain 

development restrictions and buffer requirements from ESL, including sensitive 

biological resources, steep hillsides, and floodways. The ESL regulations do reference the 

MHPA, noting that the development regulations for ESL and Biology Guidelines serve to 

implement the MSCP by prioritizing the preservation of biological resources within the 

MHPA. However, the ESL regulations only apply to development when there is ESL 

present on the premise proposed for development, which is not the case here. 

 

While not part of the certified LCP, the MHPA restrictions and Adjacency Guidelines 

help carry out the resource protection policies of the certified LUP, as cited above. The 

LUP recognizes the function of the MHPA preserve in the community’s open space 

system, and calls for conservation of this system and its environmentally sensitive 

resources.  

 

The subject site was previously designated as part of the MHPA; however, in preparation 

for the subject proposal, the City and the State and Federal Fish and Wildlife Services 

reviewed the subject site and approved a MHPA “Boundary Line Correction” on July 30, 

2014 to remove the site from the MHPA since it has historically been graded and 

disturbed, consisting entirely of the on-site historical buildings and landscaped 
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vegetation. In its approval of the MHPA boundary correction, the City found that the area 

to be removed from the MHPA was developed prior to adoption of the MSCP in 1997, 

that no sensitive habitat, including wetlands, would be removed from the preserve, that 

no MHPA buffer area would be impacted, and that removing the area from the MHPA 

would not remove the requirement that the applicant comply with the City’s MHPA Land 

Use Adjacency Guidelines. The proposed development does comply with all of the 

Adjacency Guidelines, which address runoff, night lighting, construction noise, invasive 

plant species, and errant construction impacts.  

 

For the reasons state above, the MND does not identify any impacts to biological 

resources from the proposed development, thus no mitigation is required. In addition, the 

Fire Department approved a modified brush management plan that avoids impacts from 

brush management activities to the adjacent MHPA, consistent with the certified LCP. 

Thus, the proposed development will have no impacts on environmentally sensitive 

resources and is consistent with the resource protection policies of the certified LCP.  

 

As noted by the appellants in their appeal application, several members of the Carmel 

Valley Planning Group found that “the proximity of the school buildings to the CVREP 

trail will detract from the intended remoteness and rural setting of the trail.” Although 

there are no required setbacks for development from the CVREP trails, the above policies 

state that development must be visually compatible with the trails, open space system, 

and hillsides. The proposed development includes one new school building composed of 

three wings and covered walkways, 5,340 sq. ft. in size, no more than 24 feet tall that will 

be located no closer than approximately 13 feet from the trail, which is closer to the trail 

than the main existing historic building on the site (the Stephen’s Farmhouse building) 

but no further than the northernmost historic accessory building. This new structure is not 

expected to significantly impact the overall visual corridor enjoyed from the public trail. 

The subject site fronts about 250 linear feet of the approximately 9-mile long segment of 

the SR-56 bike trail stretching from Rancho Penasquitos Boulevard west to the I-5, which 

curves around the subject site and part of the adjacent Clews Horse Ranch property. From 

this section of the trail, the existing on-site historic structures, development on the 

northern side of the 56 Freeway including the St. Therese of Carmel Catholic Church, 

and structures associated with the Clews Horse Ranch can be seen (Exhibit 7). Beyond 

the curve in the trail to the west, equestrian development such as stables and riding rings 

at the Clews Horse Ranch property can be seen from the trail for another approximately 

800 feet. Beyond the curve in the trail to the east, the visual corridor is maintained by 

vegetation on either side until the trail reaches Carmel Country Road. Views of the 

hillsides south of the subject site are currently available from the trail and will be partially 

obstructed by the proposed development; however, pursuant to the LUP design concept 

policy stated above, the proposed development does not exceed 35 feet in height, in order 

to preserve views. The development will be a maximum 24 feet in height, and as 

consistent with the City’s Historical Resources regulations, has been designed to be 

visually compatible with the existing on-site historic structures. Therefore, although the 

proposed development will be visible from the CVREP trails, it has been sited and 

designed to minimize impacts to public views available from the trail and will not 
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significantly impact the public’s enjoyment of the trail, consistent with the above-cited 

policies.  

 

In regards to the on-site historically designated buildings, the appellants contend that 

they, in addition to the multiple “assemblage” components on the adjacent ranch 

property, were not fully or properly evaluated as required by the City’s Historical 

Resources regulations. The appellants do not specify exactly what was allegedly not 

assessed, but the Historical Resources regulations contained in the certified IP apply to 

proposed development when historical resources are present on-site, as is the case here, 

and are intended to protect, preserve, and restore such historical resources. As identified 

in the certified LUP, the subject site is part of a designated historical site known as 

Mount Carmel Ranch (Historic Resources Board Site No. 391), which also includes the 

Clews Horse Ranch property, and contains the historic Stephen’s residence built over one 

hundred years ago, as well as two historically designated accessory structures. 

Development regulations for designated historical resources (Land Development Code 

(LDC) Section 143.0251) are as follows: 

 

(a) It is unlawful to substantially alter, demolish, destruct, remove, or relocate 

any designated historical resource or any historical building, historical structure, 

historical object or historical landscape located within a historical district except 

as provided in Section 143.0260. 

 

(b) Minor alteration of any designated historical resource, or any historical 

building, historical structure, historical object or historical landscape located 

within a historical district, or any new construction within a historical district 

may be permitted if the minor alteration or new construction would not adversely 

affect the special character or special historical, architectural, archaeological, or 

cultural value of the resource consistent with the Secretary of Interior’s 

Standards and Guidelines. 

 

(c) Development affecting designated historical resources or historical districts 

shall provide full mitigation for the impact to the resource, in accordance with the 

Historical Resources Guidelines of the Land Development Manual, as a condition 

of approval. 

 

The proposed development was reviewed and found consistent by the City with the 

regulations that govern development on sites that contain historical resources, including 

the certified IP’s Historical Resources regulations and guidelines and the Secretary of 

Interior’s Standards and Guidelines. The addition of a new structure on a site containing 

any historical resource constitutes an alteration of that resource in the certified IP; 

however, this type of alteration is exempt from the requirement to obtain a site 

development permit if the development maintains the resource, does not adversely affect 

the character or value of the resource, and is consistent with the Secretary of the Interior’s 

Standards and Guidelines, as is the case here (LDC Sections 143.0220(a), 143.0250(a)). 

The proposed project will maintain the existing historical buildings on site, and has been 

designed to be visually compatible with the existing historical buildings by incorporating 

metal roofing, wood elements, gable roofs, and a lower profile to emulate farm style, and 

thus will not affect the special character or value of the historical resources. Obtaining a 
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site development permit was still required for the proposed development as it is located 

within a planned district, and the findings for the City’s approval included the project’s 

compatibility with the existing architecture and compliance with all applicable 

regulations of the LDC (Exhibit 10). Thus, the proposed project will not result in a 

significant impact to historical resources, and is consistent with the Historical Resources 

regulations and guidelines contained in the certified LCP. Therefore, the project does not 

raise a substantial issue regarding conformity with the LCP. 

 

D.  OPEN SPACE DESIGNATION AND POLICIES  
 
The appellants contend that the proposed development is inconsistent with the open space 

land use designation and policies of the certified LUP. The subject site is designated as 

open space in the LUP (Exhibit 8). As stated in the introduction to the Open Space 

Element in the LUP: 

 

Open space areas in Neighborhood 8 have been divided into three groups: 1) the 

enhanced floodway area along Carmel Creek, including a 50-foot-wide buffer; 2) 

natural open space, which includes native slopes between development pads, the 

SDG&E company utility easement and the steep slope area along the south 

boundary of the Precise Plan area; and 3) developed open space, which includes 

project recreation areas and manufactured slopes. 

 

In this planning area, the certified land use map only designates the enhanced floodway 

area (CVREP) and open space, rather than distinguishing between the “natural open 

space” and “developed open space” designations. In its review of the subject project, the 

City determined that the subject site falls under the natural open space designation, 

because the developed open space designation is primarily intended for developed park 

areas that have a recreation component.   

 

Several of the policies protecting open space have been cited above, but are included here 

again for reference, in applicable part: 

 

Key Development Factors, p. 7 
Recognition of natural steep slopes, biologically sensitive areas and the Carmel 
Creek floodplain, including the Carmel Valley Restoration and Enhancement 
Project (CVREP) and Multi-Habitat Planning Area (MHPA) lands, as vital to the 
community open space system, as prescribed in the Carmel Valley Community 
Plan, which states: 

 
Design concepts for open space simply expressed revolve around the necessity 
to keep open space in its natural state for conservation, biological and 
psychological reasons. Any deviation, even for recreational or public facility 
purposes from this natural environment must be justified by favorable 
environmental analysis. (Carmel Valley Community Plan, page 94) 
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Key Development Factors, p. 7 
Evaluation of land uses, including residential, neighborhood commercial, 
community amenities, and institutional facilities, for compatibility with the 
natural environment. 
 
Key Development Factors, p. 8 
…Unlike other neighborhoods within Carmel Valley, Neighborhood 8’s primary 
focus is its open space system along Carmel Creek, which gives the neighborhood 
its identity. Development should respect and enhance public enjoyment of the 
open space and trails. 
 
Neighborhood Concept/Integration of Land Uses, p. 13 
The Carmel Creek open space corridor provides the neighborhood with views of 
riparian vegetation and access to a multi-use trail. Other natural areas within 
Neighborhood 8 also are intended for open space conservation through the City’s 
MSCP. Development is limited by the MSCP Subarea Plan to low intensity uses 
within the least environmentally sensitive areas. The neighborhood planning 
concept is therefore focused on conservation of environmentally sensitive 
resources and the provision of open space and trails as recreational amenities for 
the entire Carmel Valley community. Development is expected to occur only 
within areas of low conservation value where site disturbance has already 
occurred and access is already provided... 
 
Neighborhood Concept/Integration of Land Uses, p. 14 
Development will be evaluated for compatibility and scale to preserve the unique 
topography, open space and habitat values within Neighborhood 8. 
 
Natural Open Space, p. 25 
…In addition, the natural open space areas would include the existing 
undisturbed habitat areas on the remaining undeveloped properties that are 
designated open space and MHPA. The City shall ensure the preservation of 
portions of public and private property that are partially or wholly designated as 
open space and/or MHPA to the maximum extent feasible. Development potential 
on open space lands shall be limited to preserve the park, recreation, scenic, 
habitat and/or open space values of these lands, and to protect public health and 
safety. Maximum developable area and encroachment limitations shall be 
established to concentrate development in existing developed areas. 

 
The above policies describe a need for preservation of open space areas, but a recognition 

that development may occur in open space as long as it is sited in areas that have already 

been disturbed and does not impact any habitat value or conservation opportunities. The 

LUP specifically addresses the potential for residential development on the southern side 

of CVREP and the 50-foot buffer area, such as where the proposed development is sited, 

in areas designated as natural open space (Exhibit 4). The proposed development is sited 

on a privately owned parcel that has been disturbed and graded, and contains existing 

development and no sensitive vegetation. As described in the previous section, the 

proposed development will have no adverse impacts on the surrounding open space and 

trail system, thus preserving the recreation, scenic, habitat, and open space values of the 
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project area. The subject site would never be true open space unless the existing historical 

buildings were permitted to be demolished and the property owner retired their right to 

develop the property. For these reasons, the City found the proposed development 

consistent with the site’s natural open space land use designation and with the open space 

polices of the certified LUP.   

  

The site is zoned Multi-Family (MF1) by the Carmel Valley Planned District Ordinance 

(PDO). The MF zone is primarily intended for development of cluster and multi-family 

residential structures at densities of 5 to 44 dwelling units per acre, and the PDO contains 

development regulations on height, density, minimum project area, and required open 

space area per dwelling unit. Except as specified in the PDO, the use and development 

regulations of the RM-1-1 zone apply to the MF zone. Thus, the allowable uses within 

the RM-1-1 zone pursuant to Table 131-04B in LDC Section 131.0422 apply to the 

subject site. Kindergarten through grade 12 educational facilities are a permitted use 

under the RM-1-1 zone, thus the proposed development is consistent with the underlying 

zoning.  

 

While there is no technical inconsistency of the proposed development with the site’s 

land use designation and zoning, the open space land use designation and multi-family 

zoning are not completely compatible with each other. The Commission agrees that the 

proposed development is consistent with the open space preservation policies as 

described above, but believes that an existing developed site with the potential for 

additional development such as this one should not be designated as open space. The City 

indicated that they considered processing a project-driven amendment to the certified 

land use map in preparation for approval of the subject development, but found that it 

was not necessary as the proposed development does not affect any of the open space 

policies in the LUP. The Commission respectfully finds that an amendment to the 

certified land use map to change the subject site’s land use designation from open space 

to residential may have been the more appropriate action to take prior to approval of the 

proposed development, and suggests that the City process such a clean-up LUP 

amendment to ensure consistency with the certified zonings and preservation of open 

space areas for any similar cases in the future. Nevertheless, the project is consistent with 

all of the land use and zoning designations in the certified LCP, and as such, does not 

raise a substantial issue regarding conformity with the LCP.  

 

E. FIRE SAFETY   
 
The appellants contend that the project will adversely affect public safety, as the addition 
of a school in an area that is already difficult to evacuate from in the case of a wildfire 
will expose the students, faculty, and adjacent ranch employees, residences, and animals 
to increased safety risks. The only mention of fire protection in the certified LUP is as 
follows:  
 

Fire Protection, p. 37 
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Fire protection service to the Precise Plan area is provided by the City of 
San Diego Fire Department. At the present time, the Precise Plan area is 
served by a station # 24 located at 13077 Del Mar Heights Road. The 
station is currently manned with four full-time firefighters on each shift. 

The certified LUP also addresses brush management as follows, in applicable part: 

 

Key Development Factors, p. 7 

 

Projects shall comply with the City's brush management requirements. Brush 

Management Zone 1 (minimum 35 feet in width and refers to the area adjacent to 

structures, consisting of pavement, non-combustible structures, and/or 

permanently irrigated, ornamental plantings) shall be contained within the 

developable area. The width of Zone 1 should be increased when possible to 

reduce the width of Zone Two and impacts to native vegetation. Brush 

Management Zone 2 activities are not permitted within environmentally sensitive 

areas… Projects shall incorporate creative site and/or structural design features 

that would avoid Brush Management Zone 2 extending into undisturbed natural 

habitat areas. 

 

There are also substantial amount of brush management requirements in the certified IP 

that implement the above-cited policy and incorporate by reference of Chapter 7A of the 

California Building Code (CBC), “Materials and Construction Methods for Exterior 

Wildfire Exposure,” but these were not included in the appellants’ contentions for 

grounds for appeal.  

 

The issue of fire evacuation and access raised by the appellants, while a legitimate 

concern, are not LCP issues. The Deputy Fire Marshal signed off on the proposed 

development, as consistent with the CBC Chapter 7A project design requirements 

including incorporation of dual glazed and tempered windows, protected eaves, and non-

combustible doors. The project provided a sufficient fire evacuation plan and map 

(Exhibit 9) and includes additional protection measures such as a NFPA 13 sprinkler 

system, metal mesh windows, and an on-site fire hydrant. The Fire Department also 

approved a modified brush management plan to avoid impacts to the adjacent habitat in 

the City-owned open space area, consistent with the certified LCP, and the applicant 

proposes to close the school on days when the National Weather Service issues a Red 

Flag Alert for the coastal areas of San Diego to further reduce impacts to safety from fire. 

 

Therefore, the project does not raise a substantial issue regarding conformity with the 

LCP. 

 

F. CONCLUSION 
 

In summary, the appellants have raised a number of contentions regarding LCP 

consistency, none of which raise substantial coastal resource impact concerns. As 

described in detail above, the proposed development is compliant with the required 

riparian buffer area, will not impact public access and recreation, and will not affect the 

open space preservation policies of the certified LUP. The proposed development will not 
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encroach on any designated public parking or the adjacent public trails, and has been 

conditioned to reduce traffic impacts on the private road that serves the school and the 

adjacent horse ranch. The proposed structure is set back the required 50 feet from the 

nearby riparian corridor, and no setbacks or buffers from the adjacent equestrian and bike 

trails are required. Although the site is designated as open space in the certified LUP, it 

has been entirely graded and disturbed, contains existing historical structures and no 

sensitive habitat, and would not be functional open space area unless the existing historic 

structures were demolished and the property owners gave up their development rights. 

The LUP recognizes the potential for development within and adjacent to areas 

designated as open space, and the proposed development does not affect these policies 

and is a permitted use under the existing zoning. Fire safety and evacuation is not a LCP 

issue; however, the development complies with all fire-related requirements including 

brush management and building design. Therefore, the Commission finds that the appeal 

does not raise a substantial issue regarding the proposed development’s conformity with 

the certified LCP. 

 

G. SUBSTANTIAL ISSUE FACTORS 
 

As discussed above, there is strong factual and legal support for the City’s determination 

that the proposed development is consistent with the certified LCP. The other factors that 

the Commission normally considers when evaluating whether a local government’s 

action raises a substantial issue also support a finding of no substantial issue. The extent 

and scope of the development is minor. The project will not affect coastal resources at all, 

and as a result of the local government’s decision will not create an adverse precedent for 

interpretation of the City’s LCP. Finally, the objections to the project suggested by the 

appellant do not raise issues of regional or statewide significance, but concentrate on 

purely local issues. 
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City’s Resolutions 
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EXHIBIT NO. 12 
APPLICATION NO. 

A-6-NOC-15-0060 

Appeal by Barbara & 

California Coastal Commission 
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