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Addendum
December 5, 2016
To: Commissioners and Interested Persons
From: California Coastal Commission
San Diego Staff
Subject: Addendum to Item W 14d, Coastal Commission Permit Application

#6-16-0807 (Black Mountain Ranch LLC), for the Commission Meeting
of December 7, 2016

The purpose of this addendum is to make minor corrections to several of the proposed
special conditions, and to clarify the project description as well as existing traffic patterns.
Staff recommends the following changes be made to the above-referenced staff report.
Deletions shall be marked by a strikethrough and additions shall be underlined:

1. On Page 1, the Project Description shall be revised as follows:

“construction of retaining walls ranging in height from 2 to 14 feet, drainage
improvements, street lighting and utility locations.”

2. On Page 2, the first full paragraph shall be revised as follows:
“However, the proposed project would also result in significant improvements to

coastal resources, specifically, public access and water quality. The project
additionally increases safety on the roadway. The new road...”

3. On Page 2, the second full paragraph shall be revised as follows:

“known roadway contaminants. Also, the addition of retaining walls and the added
height to one existing retaining wall will help protect the roadway from landslides,
along with protecting the new bike lanes and the pedestrian path. The addition of a
traffic signal at Via del Cafion also increases safety for everyone on the roadway. ”

4. On Page 6, Special Condition No. 1 shall be corrected as follows:

1. Revised Final Plans. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit one full-size set final plans for
review and written approval of the Executive Director. Said plans shall be in
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substantial conformance with the plan submitted by Rick Engineering Company
(Revision 11) and Wilmer Yamade and Caughey (Revision 9) dated 08/02/136
{Reviston-No-9} and shall include the proposed revision as indicated by the applicant
via e-mail on November 3, 2016.

5. On Page 9, Special Condition No. 3 shall be corrected as follows:

Landscaping Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicant shall submit, for review and written approval by the Executive
Director, two (2) full size sets of final landscaping plans prepared by a licensed
landscape architect or a qualified resource specialist. The landscaping plans shall be
reviewed and approved by Rick Engineering Company the-finsertreference-to-any
relevant-eonsultants] to ensure that the plans are in conformance with the consultants’
recommendations. The consulting landscape architect or qualified landscape
professional shall certify in writing that the final Landscape plans are in conformance
with the following requirements...

6. On Page 10, Special Condition No. 4 shall be revised as follows:

4. Storage, and Staging Areas. PRIOR TO COMMENCEMENT OF
CONSTRUCTION FHEASSUANCE-OFTFHE-COASTAL DEVVELOPMENT
PERMIT, the applicant shall submit final plans for the review and written approval
of the Executive Director, showing the locations, both on- and off- site, which will
be used as staging and storage areas for materials and equipment during the
construction phase of this project. The applicant shall submit evidence that the
approved plans/notes have been incorporated into construction bid documents and
have been approved by the City of San Diego. The plans shall indicate that
construction access corridors and staging areas shall be located in a manner that
has the least impact on sensitive resources, and shall include the following items as
written notes on the plans:

7. On Page 12, Special Condition No. 6 shall be revised as follows in order to change the
standard for flow-based water quality treatment BMPs from being sized for twice the 85"
percentile storm event to a flow rate of 0.2 inches per hour. This modification will match
the CDP permit requirement to the numerical standard for flow-based treatment BMPs
cited in the local Water Protection Ordinance that has been approved by the Regional
Water Quality Control Board. This revision has been reviewed and is supported by the
Commission’s Water Quality staff:

6. Water Quality Design Feehnical Report for Post-Development Water Quality
Protection. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicants shall submit for the review and written approval of the
Executive Director a final design report (or Green Streets letter) which documents
the project’s compliance with the 2013 MS4 Permit, based on its proposed use of

Green Street Elements Water-QualityFechnical Repert-(WOQTR) for post-

development water quality protection.
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a. The design report WQTR shall demonstrate, at a minimum, that the project:

Vi.

Vii.

Minimizes disturbance of coastal waters and natural drainage features;
minimizes removal of native vegetation; and avoids, to the extent feasible,
covering or compaction of highly permeable soils;

Preferentially uses Low Impact Development (LID) techniques to retain
and disperse runoff on site;

Retain runoffs to the greatest possible extent and minimizes the addition of
impervious surfaces. Where infiltration is not appropriate or feasible, uses
alternative BMPs to minimize changes in the runoff flow regime (e.g.,
proprietary modular wetlands, cobble bioswales with engineered filter
media);

Directs drainage from all impervious surfaces to a) landscaped areas or
open spaces capable of infiltration, b) flew-threugh-biofiltration BMPs
designed to treat, at a minimum, twiee-the 85™ percentile, 24-hour storm
event, or 0.2 inch/hour intensity ene-heur-storm event velume for flow-
based design, accompanied by supporting calculations, d) flow-through
proprietary flltratlon systems designed to treat, at a minimum, 0.2
inches/hour intensity- MGe—the%%‘h-peFeenme@ne—heu% storm event
volume, accompanied by supporting calculations and product
documentation;

Conveys excess runoff off-site in a non-erosive manner;

Where flow-through BMPs are used, includes supporting calculations and
product documentation; and

Includes all maintenance and operating procedures that will be conducted
to keep the water quality provisions effective for the life of the
development

b. The final Water Quality Design Feehnical-Report-CA/QTFR) shall be prepared
by a qualified licensed professional and shall include, at a minimum:

The final plan shall include maps, drawn to scale, showing the property
boundaries, highway footprint, runoff flow directions, relevant drainage
and water quality features, impervious surfaces, permeable pavements, and
landscaped areas;

Maps showing the site’s Drainage Management Areas, and calculations of
the runoff volumes from these areas;

Supporting information demonstrating the effectiveness of the BMPs to
treat the pollutants anticipated to be present after development occurs;

Supporting calculations demonstrating that flow through-based-Freatment
Control BMPs are designed to treat, at a minimum, the 85" percentile, 24-
hour storm event, or a 0.2 inches/hour intensity storm event for flow-based
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design, accompanied by supporting calculations-twice-the-85"-percentile
one-heurstorm-event-volume. Documentation shall be included for
proprietary Freatment-Control- BMPs that demonstrates treatment of the
85™ percentile runoff event, at a minimum; and

v. An alternatives analysis that demonstrates that no feasible alternative
project design will substantially improve runoff retention.

The permittee shall undertake development in accordance with the final
Water Quality Design Feehnical-Report-QA/QFR). Any proposed changes
to the approved plan shall be reported to the Executive Director. No
changes to the plan shall occur without a Coastal Commission approved
amendment to this coastal development permit unless the Executive
Director determines that no amendment is legally required.

8. On Page 15, Special Condition No. 8 shall be modified as follows:

8. Disposal of Export Material/Construction Debris. PRIOR TO

COMMENCEMENT OF CONSTRUCTION FHEASSUANCE-OFFHE
COASTALDEVELOPMENTPERMIT, the applicant shall identify the location
for the disposal of export material and construction debris. If the site is located
within the coastal zone, a separate coastal development permit or permit
amendment shall first be obtained from the California Coastal Commission.

9. On Page 16, Special Condition No. 9 shall be corrected as follows:

9. Operation and Maintenance Plan. PRIOR TO ISSUANCE OF THE COASTAL

DEVELOPMENT PERMIT, the applicant shall submit, for review and written
approval of the Executive Director, an Operation and Maintenance (O&M) plan
that includes description of the long-term operation and maintenance requirements
of proposed best management practices described in the Water Quality Technical
Report described in Special Condition #6 of this permit, and a description of the
mechanisms that will ensure ongoing long-term maintenance. The O&M Plan
shall include, at a minimum...

10. On Page 17, Special Condition No. 11 shall be modified as follows:

11.

Final Geological Retaining Wall Plans. PRIOR TO THE ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the applicant shall submit to the
Executive Director for review and written approval, final retaining wall plans for
the existing and proposed retaining walls located north of Via de la Valle. Plans
shall include details for both existing-(reinforced) retaining walls to be modified
and newly constructed retaining walls. Said plan shall be in substantial
conformance with the plan submitted by Rick Engineering dated August 2, 2013
(Revision No. 11), and as amended on September 8, 2016, and shall include the
following...

11. On Page 19, Special Condition No. 18 shall be corrected as follows:



Addendum to 6-16-0807
Page 5

12.

13.

14.

15.

16.

18. Other Agency Approvals. PRIOR TO COMMENCEMENT OF
CONSTRUCTION, the Permittee shall submit to the Executive Director written
evidence that all necessary permits, permissions, approvals, and/or authorizations

for the approved project have been granted, including by the U:-S-Army-Cerps-of

Engineers;-the-Monterey-Bay-National-Marine-Sanctuarys-Regional Water Quality
Control Board, U.S. Fish and Wildlife Service, National-Marine-Fisheries-Service

and the California Department of Fish and Wildlife. Any changes to the approved
project required by these agencies shall be reported to the Executive Director. No
changes to the approved project shall occur without a Commission amendment to
this CDP unless the Executive Director determines that no amendment is legally
necessary.

On Page 20, the last sentence of the first full paragraph shall be revised as follows:

“construction of retaining walls ranging in height from 2 to 14 feet, drainage
improvements, street lighting and utility locations.”

On Page 21, first sentence of the third paragraph shall be revised as follows:

“As proposed, the project includes the construction of a number of water quality
improvements to treat all runoff from the existing/new roadway. These include...”

On Page 21, the last sentence of the fourth paragraph shall be revised as follows:
“These block walls would remain in place with the implementation of the project and

will protect the roadway, drivers, bicyclists, and pedestrians from falling rock and
landslides.”

On Page 21, the last paragraph shall be revised as follows:

“In addition, this section of Via de la Valle exceeds its maximum desired capacity and
has been given a Level of Service (LOS) of “F.” According to a traffic study of the
intersection of Via de la Valle and Via del Cafion_conducted by RECON in 2011, the
City has long sought to have the existing two lane roadway improved to a four lane
major roadway. Fhe-tmpetusfor-expandingtheroadway-atthistimeisrelated-to-t The
applicant, Black Mountain Ranch LLC, is proposing a large-scale mixed use
development plan for a 1,408-acre area located east of the project site, outside of the
coastal zone.”

On Page 32, a paragraph shall be added following the second full paragraph as

follows:

“and Rancho Pefiasquitos communities with access to the beach and other coastal
cities.
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18.

19.

20.

The RECON traffic study conducted in 2011 found that this area of Via de la Valle
(from El Camino Real to Via del Cafion) had a Level of Service (“LOS”) rating of “F,”
with close to an average of 5,000 more trips daily than the roadway was designed to
handle. The study further found that widening to four lanes would raise the rating to
LOS “C.”

The proposed road expansion area...”

. On Page 34, the last sentence of the first full paragraph shall be revised as follows:

On Page 34, the second complete paragraph shall be modified as follows:

Typically, the Commission requires the use of Low Impact development (LID)
improvements to treat runoff from roadways. Examples of LIDs include bioretention
systems such as vegetated swales, rain gardens (shallow depressions planted with
deep-rooted native plants that capture and filter runoff), and permeable pavements.
However, in this case, the project’s footprint is highly constrained, and most LID type
treatment options require a significant amount of land to properly filter runoff.
Therefore, the applicant has proposed a number of water quality treatment facilities
that will treat runoff, but require less space. In order to better facilitate this, the
applicant has included a number of treatment facilities identified by the USEPA’s
Green Streets Municipal Handbook. The Green Streets Municipal Handbook was
published by the USEPA to provide resources regarding Green Streets elements, and
effective implementation strategies. As described by the book the intent is to “provide
source control of stormwater, limit its transport and pollutant conveyance to the
collection system, restore predevelopment hydrology to the extent possible, and
provide environmentally enhanced roads”. This document is cited as a resource in the
2013 MS4 Permit, and the City of San Diego Storm Water Standards.

On Page 38, the second full paragraph shall be revised as follows:

The walls along the north side of the roadway will be between 3.0-7.5 feet tall and
vary in distance from 105-380 feet in length. In 2003, the Commission approved the
construction of three retaining walls (Retaining Wall Nos. 1, 4, 5) and that staff report
(CDP NO0.6-03-095) included the following findings:

On Page 40, the first full paragraph shall be revised as follows:
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21.

22,

23.

“As described above under Section C (Public Access) the project is also being
proposed to help alleviate peak hour/special event traffic congestion along a
significant route to the beach and coastal resources. Although not part of the City’s
LCP, the Via de la Valle was approved by the City of San Diego in 1984, and has
identified this section of roadway to be four-lanes since its inception. In addition, the
traffic study for the area and the environmental document for the Black Mountain
development (multi-use 1400-acre development plan)-that-facHitated-the-subjeet
propesal indicates that the Level of Service (LOS) for this section of Via de la Valle is
already failing at LOS F. The Commission therefore finds...”

On Page 44, the first paragraph shall be revised as follows:

As noted previously in this report, aspects of the proposed project areis inconsistent
with Section 30240, which bars all development in ESHA that does not depend on the
resource and bars development in ESHA buffers that could disrupt the habitat. The
addition of retaining walls and the improved drainage facilities, which could be
approved as their own projects (see, e.g., CDP N0.6-03-095), impact ESHA and
buffers, both during construction and permanently. However, as explained below,
denying or modifying these aspects of the proposed project to eliminate the
inconsistency would lead to nonconformity with other Coastal Act policies; namely,
the requirements of Section 30210 to maximize public access to coastal resources and
the requirements of Sections 30230 and 30231 to protect water quality. The project
also maximizesprometes access via the fulfillment of Coastal Act Sections 30252
(facilitating public transit) and 30253 (compliance with air quality requirements and
minimization of energy and of automobile miles traveled); as well as preventing road
closures due to landslides or rockfalls.

On Page 44, the last paragraph shall be revised as follows:
Step 1—inconsistency

For the Commission to apply Section 30007.5, a proposed project must be inconsistent
with an applicable Chapter 3 policy. As explained above, approval of the proposed
development would be inconsistent with provisions of Coastal Act Section 30240},
which strictly limits development in ESHA to uses dependent on the resource and
ensures that development in buffers will not significantly degrade the resource.

On Page 45, the first paragraph shall be revised as follows:

While the applicant has avoided and minimized the project’s impacts to ESHA as
much as is feasible, the drainage improvements and the addition of retaining walls\ia
de-ta-Vale-widening will nevertheless impact approximately 0.15 acres of Coastal
Sage Scrub, which the Commission’s biologist has determined to be ESHA. These
aspects of the project and the development generally areWidening-theroad-s not
considered a resource dependent use. Thus, the project is inconsistent with this
Chapter 3 policy.
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24. On Page 45, the fourth and fifth paragraphs shall be revised as follows:

25.

26.

This project would facilitate and increase public access to the coast. As detailed above
in the Public Access section, the widening would alleviate unacceptable levels of
traffic along a major corridor to the beach. As previously described, Via de la Valle is
a part of a major east-to-west accessway, and provides the only major coastal access
route between State Routes 78 and 56. Additionally, this section of Via de la Valle is
often subject to unusually high amounts of traffic associated with both the San Diego
County Fair and the Del Mar horse racing season, which periodically and regularly
impacts coastal access. As such, if allowed to remain at its current width, traffic will
continue to remain at a LOS F level at certain times, interfering with the public’s
access to the coast and possibly discouraging recreational opportunities at the beach.
Hampering access is inconsistent with the Section 30210 of the Coastal Act. The
addition of retaining walls to protect the roadway, bicycle lanes, and pedestrian path
further maximizes access because the walls will help prevent landslides and rockfalls,
which could shut down the road, bike lanes, or path. The retaining walls also help
ensure safety, as required for all projects by Section 30253 (minimizing risk to life and
property; ensuring structural integrity).

The project also promotes the fulfillment of Coastal Act Sections 30230 (marine
resources; maintenance)and 30231 (biological productivity; waste water). The
Commission has an affirmative mandate to maintain and enhance the waters of the
lagoon, to sustain its biological productivity, as well as to control runoff and to
minimize the adverse effects of waste water discharges into the lagoon. As detailed
above in the Water Quality section, currently only a portion of the runoff from the
existing roadway is treated, and all of the runoff currently flows to the San Dieguito
Lagoon. The mouth of the San Dieguito River is listed as a 303(d)-impaired water
body for elevated coliform bacteria. Post- constructlon the dralnaqe improvements will
treat all runoff wi oy 3 M ments, thereby
reducing the pollutant Ioad and bacterla Ievels reachlng Iagoon Waters

On Page 46, the third full paragraph shall be revised as follows:

The project, if approved, would result in tangible resource enhancement over existing
conditions. First, the expanded roadway will help maximize access to the coast by
providing faster access along a major route to the beach that is typically subject to
large amounts of traffic. Second, the retaining walls help prevent closures and
promote safe travel. SeeendThird, the project will improve the water quality of the
adjacent lagoon by providing new, improved, and additional treatment to the roadway
runoff.

On Page 47, the second paragraph shall be revised as follows:
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“The main purpose of this project is to widen part of a major corridor that reaches the
beach, improve safety, improve the treatment of runoff from the existing and proposed
roadway, encourage recreation and alternate transit...”

27. On Page 47, the last full paragraph shall be revised as follows:

Thus, at this time there is no viable alternative that would satisfy all Chapter 3
policies. Building this project will impact about .15 a-half-acre of ESHA. As the
project would avoid ESHA and minimize impacts to ESHA by its design, further
reduction of impacts is infeasible.

28. On Page 48, the second full paragraph shall be revised as follows:

The Commission finds that on balance, approval of the project as conditioned is most
protective of the significant coastal resources. This will achieve the underlying goals
in the proposed project while maximizing access, improve water quality in the
adjacent San Dieguito River/Lagoon watershed, and additionally will promote safety
and alternate transit, and reduce vehicle miles traveled.

29. On Page 50 — Appendix A, the following shall be added to the Substantive File
Documents:

e Traffic Memo for Via de la Valle and Via del Canon Intersection Analysis
prepared by KOA and dated September 12, 2011

30. Add the attached email supporting staff’s recommendation from Tim Daly, Planner at
the City of San Diego as Exhibit No. 17.

(G:\San Diego\Reports\2016\6-16-0807 Via de la Valle Addendum.docx)



From: Daly, Tim

To: Ross, Toni@Coastal

Cc: "Dale R. Greenhalgh"

Subject: Application 6-16-0807, Black Mtn Ranch LLC - Via de la Valle Roadway Widening
Date: Thursday, December 01, 2016 11:20:46 AM

Attachments: imaqge001.png

Dear Ms. Ross,

The City of San Diego’s Via De La Valle Specific Plan (Specific Plan) and the North City Future Urbanizing Area
(NCFUA) Framework Plan Subarea Il both identify Via De La Valle as ultimately becoming a four-lane major
roadway to accommodate future traffic. The Specific Plan identifies Via De La Valle as a part of the Specific Plan
roadway network and indicates it is to be improved along the Specific Plan frontage. The primary regional access
route available to the Specific Plan area is Interstate 5, located approximately 1,200 feet east of the I-5 interchange
with Via De La Valle. Via De La Valle, which fronts these Specific Plan properties, provides the major surface
circulation route. This street is the connection to community and coastal beach areas of Del Mar and Solana Beach
to the west, and Rancho Santa Fe, Fairbanks Ranch Country Club, and the Black Mountain Ranch Subarea
communities to the east. Via De La Valle also connects to EI Camino Real, which provides access to the south to
San Dieguito Road and to the Carmel Valley community.

In October of 1995, the Black Mountain Ranch Limited Partnership received approval from the San Diego City
Council for use and phased development of 4,677 acres of their ownership under the terms of Vesting Tentative
Map (VTM)/ Planned Residential Development (PRD) Permit No. 95-0173, and its associated resource protection
ordinance permit, development agreement, and Final Environmental Impact Report for the Black Mountain Ranch
Vesting Tentative Map/ Planned Residential Development City of San Diego (DEP No0.95-0173). The conditions of
the VTM/PRD require Black Mountain Ranch Limited Partnership to provide transportation circulation
improvements to include Via de la Valle widening from San Andreas to EI Camino Real West. This roadway
segment is also identified in the City’s Black Mountain Ranch Public Facilities Financing Plan, Project No. T-32.1,
VIA DE LA VALLE WIDENING (W. EL CAMINO REAL TO SAN ANDRES DR) - ADD 2 LNS, CIP No. RD-
11001

On April 15, 2014, the City of San Diego approved Black Mountain Ranch LLC’s Site Development Permit No.
26336 to construct approximately 5,470 linear feet of public right-of-way improvements for modified four-lane
major roadway within Via De La Valle between San Andres Drive and EI Camino Real West. While the roadway
would be modified from a City standard four-lane roadway, the project would comply with the intent of the
roadway designation and provide the capacity to accommodate existing and future traffic.

Therefore, the City of San Diego supports the actions and recommendations as described in Coastal Commission
Staff Report, dated 11/17/16, to recommend the Coastal Commission approve Coastal Development Permit
Application No. 6-16-0807 as conditioned.

Should you have any questions, please contact me.
Sincerely,

Tim Daly

Development Project Manager

City of San Diego Development Services Dept., MS-501
1222 First Ave., San Diego, CA 92101

& 619.446.5356 | ¥ tpdaly@sandiego.gov
Office Hours: 6:00am - 3:00pm, Mon. - Fri.

.HI'F =1 o
OpenDSD Now: Pay Invoices and Deposits Online

EXHIBIT NO. 17

APPLICATION NO.
6-16-0807
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City of San Diego

California Coastal Commission
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CONFIDENTIAL COMMUNICATION

This electronic mail message and any attachments are intended only for the use of the addressee(s) named above and may contain
information that is privileged, confidential and exempt from disclosure under applicable law. If you are not an intended recipient, or
the employee or agent responsible for delivering this e-mail to the intended recipient, you are hereby notified that any dissemination,
distribution or copying of this communication is strictly prohibited. If you received this e-mail message in error, please immediately
notify the sender by replying to this message or by telephone. Thank you.


http://www.sandiego.gov/

STATE OF CALIFORNIA -- THE NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

SAN DIEGO AREA
7575 METROPOLITAN DRIVE, SUITE 103
SAN DIEGO, CA 92108-4402

(619) 767-2370

Addendum
December 1, 2016
To: Commissioners and Interested Persons
From: California Coastal Commission
San Diego Staff
Subject: Addendum to Item W 14d, Coastal Commission Permit Application

#6-16-0807 (Black Mountain Ranch LLC), for the Commission Meeting
of December 7, 2016

The purpose of this addendum is to make minor corrections to several of the proposed
special conditions, and to clarify the project description as well as existing traffic patterns.
Staff recommends the following changes be made to the above-referenced staff report.
Deletions shall be marked by a strikethrough and additions shall be underlined:

1. On Page 1, the Project Description shall be revised as follows:

“construction of retaining walls ranging in height from 2 to 14 feet, drainage
improvements, street lighting and utility locations.”

2. On Page 2, the first full paragraph shall be revised as follows:
“However, the proposed project would also result in significant improvements to

coastal resources, specifically, public access and water quality. The project
additionally increases safety on the roadway. The new road...”

3. On Page 2, the second full paragraph shall be revised as follows:

“known roadway contaminants. Also, the addition of retaining walls and the added
height to one existing retaining wall will help protect the roadway from landslides,
along with protecting the new bike lanes and the pedestrian path. The addition of a
traffic signal at Via del Cafion also increases safety for everyone on the roadway. ”

4. On Page 6, Special Condition No. 1 shall be corrected as follows:

1. Revised Final Plans. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit one full-size set final plans for
review and written approval of the Executive Director. Said plans shall be in
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substantial conformance with the plan submitted by Rick Engineering Company
(Revision 11) and Wilmer Yamade and Caughey (Revision 9) dated 08/02/136
{Reviston-No-9} and shall include the proposed revision as indicated by the applicant
via e-mail on November 3, 2016.

5. On Page 9, Special Condition No. 3 shall be corrected as follows:

Landscaping Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicant shall submit, for review and written approval by the Executive
Director, two (2) full size sets of final landscaping plans prepared by a licensed
landscape architect or a qualified resource specialist. The landscaping plans shall be
reviewed and approved by Rick Engineering Company the-finsertreference-to-any
relevant-eonsultants] to ensure that the plans are in conformance with the consultants’
recommendations. The consulting landscape architect or qualified landscape
professional shall certify in writing that the final Landscape plans are in conformance
with the following requirements...

6. On Page 10, Special Condition No. 4 shall be revised as follows:

4. Storage, and Staging Areas. PRIOR TO COMMENCEMENT OF
CONSTRUCTION FHEASSUANCE-OFTFHE-COASTAL DEVVELOPMENT
PERMIT, the applicant shall submit final plans for the review and written approval
of the Executive Director, showing the locations, both on- and off- site, which will
be used as staging and storage areas for materials and equipment during the
construction phase of this project. The applicant shall submit evidence that the
approved plans/notes have been incorporated into construction bid documents and
have been approved by the City of San Diego. The plans shall indicate that
construction access corridors and staging areas shall be located in a manner that
has the least impact on sensitive resources, and shall include the following items as
written notes on the plans:

7. On Page 12, Special Condition No. 6 shall be revised as follows in order to change the
standard for flow-based water quality treatment BMPs from being sized for twice the 85"
percentile storm event to a flow rate of 0.2 inches per hour. This modification will match
the CDP permit requirement to the numerical standard for flow-based treatment BMPs
cited in the local Water Protection Ordinance that has been approved by the Regional
Water Quality Control Board. This revision has been reviewed and is supported by the
Commission’s Water Quality staff:

6. Water Quality Design Feehnical Report for Post-Development Water Quality
Protection. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicants shall submit for the review and written approval of the
Executive Director a final design report (or Green Streets letter) which documents
the project’s compliance with the 2013 MS4 Permit, based on its proposed use of

Green Street Elements Water-QualityFechnical Repert-(WOQTR) for post-

development water quality protection.
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a. The design report WQTR shall demonstrate, at a minimum, that the project:

Vi.

Vii.

Minimizes disturbance of coastal waters and natural drainage features;
minimizes removal of native vegetation; and avoids, to the extent feasible,
covering or compaction of highly permeable soils;

Preferentially uses Low Impact Development (LID) techniques to retain
and disperse runoff on site;

Retain runoffs to the greatest possible extent and minimizes the addition of
impervious surfaces. Where infiltration is not appropriate or feasible, uses
alternative BMPs to minimize changes in the runoff flow regime (e.g.,
proprietary modular wetlands, cobble bioswales with engineered filter
media);

Directs drainage from all impervious surfaces to a) landscaped areas or
open spaces capable of infiltration, b) flew-threugh-biofiltration BMPs
designed to treat, at a minimum, twiee-the 85™ percentile, 24-hour storm
event, or 0.2 inch/hour intensity ene-heur-storm event velume for flow-
based design, accompanied by supporting calculations, d) flow-through
proprietary flltratlon systems designed to treat, at a minimum, 0.2
inches/hour intensity- MGe—the%%‘h-peFeenme@ne—heu% storm event
volume, accompanied by supporting calculations and product
documentation;

Conveys excess runoff off-site in a non-erosive manner;

Where flow-through BMPs are used, includes supporting calculations and
product documentation; and

Includes all maintenance and operating procedures that will be conducted
to keep the water quality provisions effective for the life of the
development

b. The final Water Quality Design Feehnical-Report-CA/QTFR) shall be prepared
by a qualified licensed professional and shall include, at a minimum:

The final plan shall include maps, drawn to scale, showing the property
boundaries, highway footprint, runoff flow directions, relevant drainage
and water quality features, impervious surfaces, permeable pavements, and
landscaped areas;

Maps showing the site’s Drainage Management Areas, and calculations of
the runoff volumes from these areas;

Supporting information demonstrating the effectiveness of the BMPs to
treat the pollutants anticipated to be present after development occurs;

Supporting calculations demonstrating that flow through-based-Freatment
Control BMPs are designed to treat, at a minimum, the 85" percentile, 24-
hour storm event, or a 0.2 inches/hour intensity storm event for flow-based
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design, accompanied by supporting calculations-twice-the-85"-percentile
one-heurstorm-event-volume. Documentation shall be included for
proprietary Freatment-Control- BMPs that demonstrates treatment of the
85™ percentile runoff event, at a minimum; and

v. An alternatives analysis that demonstrates that no feasible alternative
project design will substantially improve runoff retention.

The permittee shall undertake development in accordance with the final
Water Quality Design Feehnical-Report-QA/QFR). Any proposed changes
to the approved plan shall be reported to the Executive Director. No
changes to the plan shall occur without a Coastal Commission approved
amendment to this coastal development permit unless the Executive
Director determines that no amendment is legally required.

8. On Page 15, Special Condition No. 8 shall be modified as follows:

8. Disposal of Export Material/Construction Debris. PRIOR TO

COMMENCEMENT OF CONSTRUCTION FHEASSUANCE-OFFHE
COASTALDEVELOPMENTPERMIT, the applicant shall identify the location
for the disposal of export material and construction debris. If the site is located
within the coastal zone, a separate coastal development permit or permit
amendment shall first be obtained from the California Coastal Commission.

9. On Page 16, Special Condition No. 9 shall be corrected as follows:

9. Operation and Maintenance Plan. PRIOR TO ISSUANCE OF THE COASTAL

DEVELOPMENT PERMIT, the applicant shall submit, for review and written
approval of the Executive Director, an Operation and Maintenance (O&M) plan
that includes description of the long-term operation and maintenance requirements
of proposed best management practices described in the Water Quality Technical
Report described in Special Condition #6 of this permit, and a description of the
mechanisms that will ensure ongoing long-term maintenance. The O&M Plan
shall include, at a minimum...

10. On Page 17, Special Condition No. 11 shall be modified as follows:

11.

Final Geological Retaining Wall Plans. PRIOR TO THE ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the applicant shall submit to the
Executive Director for review and written approval, final retaining wall plans for
the existing and proposed retaining walls located north of Via de la Valle. Plans
shall include details for both existing-(reinforced) retaining walls to be modified
and newly constructed retaining walls. Said plan shall be in substantial
conformance with the plan submitted by Rick Engineering dated August 2, 2013
(Revision No. 11), and as amended on September 8, 2016, and shall include the
following...

11. On Page 19, Special Condition No. 18 shall be corrected as follows:
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12.

13.

14.

15.

16.

18. Other Agency Approvals. PRIOR TO COMMENCEMENT OF
CONSTRUCTION, the Permittee shall submit to the Executive Director written
evidence that all necessary permits, permissions, approvals, and/or authorizations

for the approved project have been granted, including by the U:-S-Army-Cerps-of

Engineers;-the-Monterey-Bay-National-Marine-Sanctuarys-Regional Water Quality
Control Board, U.S. Fish and Wildlife Service, National-Marine-Fisheries-Service

and the California Department of Fish and Wildlife. Any changes to the approved
project required by these agencies shall be reported to the Executive Director. No
changes to the approved project shall occur without a Commission amendment to
this CDP unless the Executive Director determines that no amendment is legally
necessary.

On Page 20, the last sentence of the first full paragraph shall be revised as follows:

“construction of retaining walls ranging in height from 2 to 14 feet, drainage
improvements, street lighting and utility locations.”

On Page 21, first sentence of the third paragraph shall be revised as follows:

“As proposed, the project includes the construction of a number of water quality
improvements to treat all runoff from the existing/new roadway. These include...”

On Page 21, the last sentence of the fourth paragraph shall be revised as follows:
“These block walls would remain in place with the implementation of the project and

will protect the roadway, drivers, bicyclists, and pedestrians from falling rock and
landslides.”

On Page 21, the last paragraph shall be revised as follows:

“In addition, this section of Via de la Valle exceeds its maximum desired capacity and
has been given a Level of Service (LOS) of “F.” According to a traffic study of the
intersection of Via de la Valle and Via del Cafion_conducted by RECON in 2011, the
City has long sought to have the existing two lane roadway improved to a four lane
major roadway. Fhe-tmpetusfor-expandingtheroadway-atthistimeisrelated-to-t The
applicant, Black Mountain Ranch LLC, is proposing a large-scale mixed use
development plan for a 1,408-acre area located east of the project site, outside of the
coastal zone.”

On Page 32, a paragraph shall be added following the second full paragraph as

follows:

“and Rancho Pefiasquitos communities with access to the beach and other coastal
cities.
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18.

19.

20.

The RECON traffic study conducted in 2011 found that this area of Via de la Valle
(from El Camino Real to Via del Cafion) had a Level of Service (“LOS”) rating of “F,”
with close to an average of 5,000 more trips daily than the roadway was designed to
handle. The study further found that widening to four lanes would raise the rating to
LOS “C.”

The proposed road expansion area...”

. On Page 34, the last sentence of the first full paragraph shall be revised as follows:

On Page 34, the second complete paragraph shall be modified as follows:

Typically, the Commission requires the use of Low Impact development (LID)
improvements to treat runoff from roadways. Examples of LIDs include bioretention
systems such as vegetated swales, rain gardens (shallow depressions planted with
deep-rooted native plants that capture and filter runoff), and permeable pavements.
However, in this case, the project’s footprint is highly constrained, and most LID type
treatment options require a significant amount of land to properly filter runoff.
Therefore, the applicant has proposed a number of water quality treatment facilities
that will treat runoff, but require less space. In order to better facilitate this, the
applicant has included a number of treatment facilities identified by the USEPA’s
Green Streets Municipal Handbook. The Green Streets Municipal Handbook was
published by the USEPA to provide resources regarding Green Streets elements, and
effective implementation strategies. As described by the book the intent is to “provide
source control of stormwater, limit its transport and pollutant conveyance to the
collection system, restore predevelopment hydrology to the extent possible, and
provide environmentally enhanced roads”. This document is cited as a resource in the
2013 MS4 Permit, and the City of San Diego Storm Water Standards.

On Page 38, the second full paragraph shall be revised as follows:

The walls along the north side of the roadway will be between 3.0-7.5 feet tall and
vary in distance from 105-380 feet in length. In 2003, the Commission approved the
construction of three retaining walls (Retaining Wall Nos. 1, 4, 5) and that staff report
(CDP NO0.6-03-095) included the following findings:

On Page 40, the first full paragraph shall be revised as follows:
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21.

22,

23.

“As described above under Section C (Public Access) the project is also being
proposed to help alleviate peak hour/special event traffic congestion along a
significant route to the beach and coastal resources. Although not part of the City’s
LCP, the Via de la Valle was approved by the City of San Diego in 1984, and has
identified this section of roadway to be four-lanes since its inception. In addition, the
traffic study for the area and the environmental document for the Black Mountain
development (multi-use 1400-acre development plan)-that-facHitated-the-subjeet
propesal indicates that the Level of Service (LOS) for this section of Via de la Valle is
already failing at LOS F. The Commission therefore finds...”

On Page 45, the last (partial) paragraph shall be revised as follows:

“Furthermore, the addition of the retaining walls promotes safety and minimizes risk
(Coastal Act Section 30253). Likewise, the addition of bicycle lanes and pedestrian
sidewalks, in addition to directly providing a safer, more useable public accessway,
will better facilitate non-motorized transportation, which promotes the fulfillment of
Coastal Act Sections 30253(d) (minimization of automobile miles traveled). Finally,
the extension of the roadway will facilitate better public transit and shuttle services
and will therefore promote the fulfillment of 30252 (facilitating public transit).

On Page 47, the second paragraph shall be revised as follows:

“The main purpose of this project is to widen part of a major corridor that reaches the
beach, improve safety, improve the treatment of runoff from the existing and proposed
roadway, encourage recreation and alternate transit...”

On Page 50 — Appendix A, the following shall be added to the Substantive File

Documents:

24,

e Traffic Memo for Via de la Valle and Via del Canon Intersection Analysis
prepared by KOA and dated September 12, 2011

Add the attached email supporting staff’s recommendation from Tim Daly, Planner at

the City of San Diego as Exhibit No. 17.

(G:\San Diego\Reports\2016\6-16-0807 Via de la VValle Addendum.docx)



From: Daly, Tim

To: Ross, Toni@Coastal

Cc: "Dale R. Greenhalgh"

Subject: Application 6-16-0807, Black Mtn Ranch LLC - Via de la Valle Roadway Widening
Date: Thursday, December 01, 2016 11:20:46 AM

Attachments: imaqge001.png

Dear Ms. Ross,

The City of San Diego’'s ViaDe LaValle Specific Plan (Specific Plan) and the North City Future Urbanizing Area
(NCFUA) Framework Plan Subarea |l both identify ViaDe LaValle as ultimately becoming a four-lane major
roadway to accommodate future traffic. The Specific Plan identifies ViaDe LaValle asapart of the Specific Plan
roadway network and indicates it isto be improved along the Specific Plan frontage. The primary regiona access
route available to the Specific Plan areais Interstate 5, located approximately 1,200 feet east of the 1-5 interchange
with ViaDe LaValle. ViaDe LaValle, which fronts these Specific Plan properties, provides the major surface
circulation route. This street is the connection to community and coastal beach areas of Del Mar and Solana Beach
to the west, and Rancho Santa Fe, Fairbanks Ranch Country Club, and the Black Mountain Ranch Subarea
communities to the east. ViaDe LaValle aso connectsto El Camino Real, which provides access to the south to
San Dieguito Road and to the Carmel Valey community.

In October of 1995, the Black Mountain Ranch Limited Partnership received approval from the San Diego City
Council for use and phased development of 4,677 acres of their ownership under the terms of Vesting Tentative
Map (VTM)/ Planned Residential Development (PRD) Permit No. 95-0173, and its associated resource protection
ordinance permit, development agreement, and Final Environmental Impact Report for the Black Mountain Ranch
Vesting Tentative Map/ Planned Residential Development City of San Diego (DEP N0.95-0173). The conditions of
the VTM/PRD require Black Mountain Ranch Limited Partnership to provide transportation circulation
improvements to include Viade la Valle widening from San Andreas to El Camino Real West. This roadway
segment is also identified in the City’ s Black Mountain Ranch Public Facilities Financing Plan, Project No. T-32.1,
VIA DE LA VALLE WIDENING (W. EL CAMINO REAL TO SAN ANDRES DR) - ADD 2 LNS, CIP No. RD-
11001

On April 15, 2014, the City of San Diego approved Black Mountain Ranch LLC's Site Development Permit No.
26336 to construct approximately 5,470 linear feet of public right-of-way improvements for modified four-lane
major roadway within ViaDe LaValle between San Andres Drive and EI Camino Real West. While the roadway
would be modified from a City standard four-lane roadway, the project would comply with the intent of the
roadway designation and provide the capacity to accommodate existing and future traffic.

Therefore, the City of San Diego supports the actions and recommendations as described in Coastal Commission
Staff Report, dated 11/17/16, to recommend the Coastal Commission approve Coastal Development Permit
Application No. 6-16-0807 as conditioned.

Should you have any questions, please contact me.
Sincerely,

Tim Daly

Development Project Manager

City of San Diego Development Services Dept., MS-501
1222 First Ave., San Diego, CA 92101

& 619.446.5356 | “§_tpdaly@sandiego.gov
Office Hours: 6:00am - 3:00pm, Mon. - Fri.

Jpen
OpenDSD Now: Pay Invoices and Deposits Online

EXHIBIT NO. 17

APPLICATION NO.
6-16-0807

Email of support from|

City of San Diego

California Coastal Commission
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CONFIDENTIAL COMMUNICATION

This electronic mail message and any attachments are intended only for the use of the addressee(s) named above and may contain
information that is privileged, confidential and exempt from disclosure under applicable law. If you are not an intended recipient, or
the employee or agent responsible for delivering this e-mail to the intended recipient, you are hereby notified that any dissemination,
distribution or copying of this communication is strictly prohibited. If you received this e-mail message in error, please immediately
notify the sender by replying to this message or by telephone. Thank you.


http://www.sandiego.gov/

STATE OF CALIFORNIA -- THE NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

SAN DIEGO AREA
7575 METROPOLITAN DRIVE, SUITE 103
SAN DIEGO, CA 92108-4421

(619) 767-2370

W 14d

Filed: 9/15/2016
180th Day: 3/14/17
Staff: T. Ross-SD
Staff Report: 11/17/16
Hearing Date: 12/7-9/16

STAFF REPORT: REGULAR CALENDAR

Application No.: 6-16-0807

Applicant: Black Mountain Ranch LLC

Agent: Craig Kahlen

Location: Via de la Valle between San Andreas Drive and EI Camino

Real, San Diego, San Diego County

Project Description: The expansion of Via de la Valle, from 2-lane (24-40 feet
wide) roadway to 4-lane roadway (60 and 106 feet wide) for
a distance of approx. 5,470 linear feet to include a center
median, 6-ft. wide bike lanes on both sides, traffic signal at
Via del Carfion, and 6-ft. wide pedestrian pathway running
continuously along south side, construction of retaining walls
ranging in height from 2 to 14 feet, street lighting and utility
relocations.

Staff Recommendation:  Approval with Conditions

SUMMARY OF STAFF RECOMMENDATION

The proposed roadway expansion raises a number of Coastal Act concerns. The project
is surrounded by sensitive habitat, with gnatcatcher-occupied coastal sage scrub — ESHA
- to the north of the site and private development and San Dieguito River and Lagoon to
the south. As originally proposed, the project would have resulted in impacts to 0.72-
acres of ESHA. The applicant and Commission staff have worked cooperatively over the
past two years to examine project alternatives and redesigns to avoid and reduce impacts
to sensitive habitat, including reducing construction areas, relocating work to the areas
most adjacent to the roadway that contain non-native stands of habitat, and shifting the
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roadway an additional five feet to the south. However, the project as currently proposed
would still result in impacts to 0.15 acres of ESHA. Section 30240 of the Coastal Act
limits development within ESHA to only uses that are dependent on those resources. In
this case, the expansion of an existing roadway cannot be considered a resource
dependent use and is therefore not allowed.

However, the proposed project would also result in significant improvements to coastal
resources, specifically, public access and water quality. The new road will improve
public access by providing additional traffic, bike, and pedestrian lanes on a major
coastal road that is frequently congested, particularly during the summer months. Thus,
the project will reduce traffic congestion that would otherwise adversely affect the ability
of the public to reach the coast along this primary coastal access corridor.

In addition, the project will result in significant improvements to water quality. Runoff
from the roadway is collected into four outfall structures, which eventually drain into San
Dieguito River and Lagoon. Currently, only half the runoff from the existing roadway is
treated. As proposed, all runoff from the roadway will be treated through the
incorporation of a cobble median and 15 treatment facilities called “modular wetlands.”
Both the cobble median and modular wetlands have been reviewed by technical staff and
have been determined to effectively treat known roadway contaminants.

In cases like these, where the project as a whole presents conflicts among Chapter 3
policies, the Coastal Act conflict resolution provisions of Sections 30007.5 and 30200(b)
allow for such conflicting policy requirements to be resolved “in a manner which on
balance is the most protective of significant coastal resources.” In this case, the project
has been designed to avoid impacts to sensitive habitat to the greatest extent feasible,
while providing important benefits to public access and water quality. Therefore,
allowing the project to go forward as conditioned will provide the greatest benefits to
coastal resources.

Remaining issues addressed by conditions of approval include Special Condition No. 1
which requires the applicant to submit final plans, included the most recent revision to
the proposed development designed to further minimize the proposed impacts to ESHA
to a total of 0.15-acres. Special Condition Nos. 2-5 that would further protect both the
identified sensitive habitat as well as provide adequate protection of sensitive species
(coastal gnatcatchers) and institute the proposed upland mitigation requirements. In
addition, Commission staff is also recommending Special Condition Nos. 6-10 that
would protect water quality. Special Conditions Nos. 11-13 are recommended to
address the project’s geologic stability and protection of visual resources.

Commission staff therefore recommends approval of coastal development permit
application 6-16-0807 as conditioned herein.
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MOTION AND RESOLUTION

Motion:

I move that the Commission approve Coastal Development Permit Application
No. 6-16-0807 subject to the conditions set forth in the staff recommendation.

Staff recommends a YES vote on the foregoing motion. Passage of this motion will
result in conditional approval of the permit and adoption of the following resolution and
findings. The motion passes only by affirmative vote of a majority of the Commissioners
present.

Resolution:

The Commission hereby approves coastal development permit 6-16-0807 and
adopts the findings set forth below on grounds that the development as
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act
and will not prejudice the ability of the local government having jurisdiction over
the area to prepare a Local Coastal Program conforming to the provisions of
Chapter 3. Approval of the permit complies with the California Environmental
Quality Act because either 1) feasible mitigation measures and/or alternatives
have been incorporated to substantially lessen any significant adverse effects of
the development on the environment, or 2) there are no further feasible mitigation
measures or alternatives that would substantially lessen any significant adverse
impacts of the development on the environment.

STANDARD CONDITIONS

This permit is granted subject to the following standard conditions:

1.

Notice of Receipt and Acknowledgment. The permit is not valid and
development shall not commence until a copy of the permit, signed by the permittee
or authorized agent, acknowledging receipt of the permit and acceptance of the
terms and conditions, is returned to the Commission office.

Expiration. If development has not commenced, the permit will expire two years
from the date on which the Commission voted on the application. Development
shall be pursued in a diligent manner and completed in a reasonable period of time.
Application for extension of the permit must be made prior to the expiration date.

Interpretation. Any questions of intent of interpretation of any condition will be
resolved by the Executive Director or the Commission.
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4.  Assignment. The permit may be assigned to any qualified person, provided
assignee files with the Commission an affidavit accepting all terms and conditions
of the permit.

5.  Terms and Conditions Run with the Land. These terms and conditions shall be
perpetual, and it is the intention of the Commission and the permittee to bind all
future owners and possessors of the subject property to the terms and conditions.

I1l. SPECIAL CONDITIONS
This permit is granted subject to the following special conditions:

1. Revised Final Plans. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit one full-size set final plans for
review and written approval of the Executive Director. Said plans shall be in substantial
conformance with the plan submitted by Wilmer Yamade and Caughey dated 08/02/16
(Revision No. 9) and shall include the proposed revision as indicated by the applicant via
e-mail on November 3, 2016.

2. Upland Habitat Revegetation / Mitigation / Monitoring Plan. PRIOR TO THE
ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall
submit to the Executive Director for review and written approval, a final detailed
mitigation and monitoring plan for all impacts to sensitive biological resources. Said
plan shall be in substantial conformance with the plan submitted by RECON
Environmental on August 3, 2016, and shall include the following:

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

b. All impacts to upland habitat (temporary and permanent) shall be mitigated
through restoration/enhancement of Diegan coastal sage scrub habitat within
the proposed 15.4-acre mitigation site, and as shown in attached Exhibit No.
X. In addition, a detailed site plan of the mitigation areas shall be included;
and

c. All land currently vegetated with sensitive habitat and identified as a
“construction area” but not included as part of the development shall be
restored with the same native vegetation community that was removed prior to
construction.

d. A Restoration and Monitoring Plan shall be prepared by a qualified restoration
ecologist and shall at a minimum include the following:
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i. A baseline assessment, including photographs, of the current physical and
ecological condition of the proposed restoration site, including, as appropriate,
a wetland delineation conducted according to the definitions in the Coastal
Act and the Commission’s Regulations, a description and map showing the
area and distribution of vegetation types, and a map showing the distribution
and abundance of sensitive species. Existing vegetation, wetlands, and
sensitive species shall be depicted on a map that includes the footprint of the
proposed restoration;

ii. A description of the goals of the restoration plan, including, as appropriate,
topography, hydrology, vegetation types, sensitive species, and wildlife usage;

iii. A description of planned site preparation and invasive plant removal,

iv. A restoration plan including the planting palette (seed mix and container
plants), planting design, source of plant material, plant installation, erosion
control methods, irrigation plan, and remediation. The planting palette shall
be made up exclusively of native plants that are appropriate to the habitat and
region and that are grown from seeds or vegetative materials obtained from
local natural habitats so as to protect the genetic makeup of natural
populations. Horticultural varieties shall not be used;

v. A plan for documenting and reporting the physical and biological “as built”
condition of the mitigation site within 30 days of completion of the initial
restoration activities. This is a simple report describing the field
implementation of the approved restoration program in narrative and
photographs, and reporting any problems in the implementation and their
resolution. The “as built” assessment and report shall be completed by a
qualified biologist, who is independent of the installation contractor;

vi. A plan for interim monitoring and maintenance, including, at a minimum:

A. A schedule;

B. Interim performance standards;

C. A description of field activities;

D. A monitoring period of not less than 5 years; and

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

7
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vii. Final Success Criteria for each habitat type, including, as appropriate:
A. species diversity;
B. total ground cover of vegetation;
C. vegetative cover of dominant vegetation;
D. wildlife usage;
E. hydrology; and
F. presence and abundance of sensitive species or other individual “target”
species.

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

A. Type of comparison. Possibilities include comparing a census of the
restoration site to a fixed standard derived from literature or observations
of natural habitats, comparing a census of the restoration site to a sample
from a reference site, comparing a sample from the restoration site to a
fixed standard, or comparing a sample from the restoration site to a sample
from a reference site;

B. Identification and description, including photographs, of any reference
sites that will be used;

C. Test of similarity. This could simply be determining whether the result
of a census was above a predetermined threshold. Generally, it will entail
a one- or two-sample t-test;

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

E. Detailed field methods;

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

G. Where a statistical test will be employed, a statistical power analysis to
document that the planned sample size will provide adequate statistical
power to detect the maximum allowable difference. Generally, sampling
should be conducted with sufficient replication to provide 90% power with
alpha=0.10 to detect the maximum allowable difference. This analysis
will require an estimate of the sample variance based on the literature or a
preliminary sample of a reference site; and

H. A statement that final monitoring for success will occur after at least 3
years with no remediation or maintenance activities other than weeding.

iX. Provision for submission of a final monitoring report to the Executive Director
at the end of the final monitoring period. The final report must be prepared by a

8
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qualified restoration ecologist. The report must evaluate whether the restoration
site conforms to the goals and success criteria set forth in the approved final
restoration program.

X. Provision for possible further action. If the final report indicates that the
restoration project has been unsuccessful, in part or in whole, based on the
approved success criteria, the applicant shall submit within 90 days a revised or
supplemental restoration program to compensate for those portions of the original
program which did not meet the approved success criteria. The revised
restoration program shall be processed as an amendment to this coastal
development permit unless the Executive Director determines that no permit
amendment is legally required.

The permittee shall undertake mitigation and monitoring in accordance with the
approved final, revised upland mitigation plan. Any proposed changes to the
approved final, revised plans shall be reported to the Executive Director. No changes
to the plans shall occur without a Coastal Commission approved amendment to this
coastal development permit unless the Executive Director determines that no
amendment is legally required.

3. Landscaping Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicant shall submit, for review and written approval by the
Executive Director, two (2) full size sets of final landscaping plans prepared by a
licensed landscape architect or a qualified resource specialist. The landscaping plans
shall be reviewed and approved by the [insert reference to any relevant consultants] to
ensure that the plans are in conformance with the consultants’ recommendations. The
consulting landscape architect or qualified landscape professional shall certify in
writing that the final Landscape plans are in conformance with the following
requirements:

a. It shall include a planting schedule that indicates that the planting plan shall be
implemented within sixty (60) days of completion of construction.

b. All cut and fill slopes shall be stabilized with planting at the completion of final
grading. Such planting shall be adequate to provide 90 percent coverage within two
(2) years, and this requirement shall apply to all disturbed soils.

c. To minimize the need for irrigation all landscaping shall consist of native drought
tolerant plants, as listed by the California Native Plant Society. (See
http://www.cnps.org/cnps/grownative/lists.php.) No plant species listed as
problematic and/or invasive by the California Native Plant Society
(http://www.CNPS.org/), the California Invasive Plant Council (formerly the
California Exotic Pest Plant Council) (http://www.cal-ipc.org/), or as may be
identified from time to time by the State of California shall be employed or allowed
to naturalize or persist on the site. No plant species listed as a “noxious weed” by the
State of California or the U.S. Federal Government shall be shall be planted or
allowed to naturalize or persist on the site.
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d. All landscaped areas on the project site shall be maintained in a litter-free, weed-
free, and healthy growing condition throughout the life of the project and, whenever
necessary, shall be replaced with new plant materials to ensure continued compliance
with applicable landscape requirements. Five years from the date of the issuance of
the coastal development permit for the construction of the roadway expansion, the
Permittee, or successor in interest, will submit for the review and written approval of
the Executive Director a landscaping monitoring report, prepared by a licensed
Landscape Architect or qualified resource specialist, that certifies whether the on-site
landscaping is in conformance with the landscape plan approved pursuant to this
special condition. The monitoring report shall include photographic documentation of
plant species and plant coverage.

If the landscape monitoring report indicates the landscaping is not in conformance
with or has failed to meet the performance standards specified in the landscaping plan
approved pursuant to this permit, the Permittee, or successor in interest, shall submit a
revised or supplemental landscape plan for the review and written approval of the
Executive Director. The revised landscaping plan must be prepared by a licensed
Landscape Architect or qualified resource specialist and shall specify measures to
remediate those portions of the approved landscaping plan that have failed or are not
in conformance with the original approved plan.

e. The use of rodenticides containing any anticoagulant compounds is prohibited.

f. All irrigation systems shall limit water use to the maximum extent feasible. Use of
reclaimed water for irrigation is encouraged. If permanent irrigation systems using
potable water are included in the landscape plan, they shall use water conserving
emitters (e.g., microspray) and drip irrigation only. Use of reclaimed water (“gray
water “systems) and rainwater catchment systems are encouraged. Other water
conservation measures shall be considered, including use of weather based irrigation
controllers.

g. The Permittee shall undertake development in conformance with the approved
final plans unless the Commission amends this permit or the Executive Director
determines that no amendment is legally required for any proposed minor deviations.

4. Storage, and Staging Areas. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit final plans for the review and
written approval of the Executive Director, showing the locations, both on- and off-
site, which will be used as staging and storage areas for materials and equipment
during the construction phase of this project. The applicant shall submit evidence that
the approved plans/notes have been incorporated into construction bid documents and
have been approved by the City of San Diego. The plans shall indicate that
construction access corridors and staging areas shall be located in a manner that has
the least impact on sensitive resources, and shall include the following items as
written notes on the plans:
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(a) Habitat areas shall not be used as staging or storage areas;

(b) The construction staging area will gradually be reduced as less materials and
equipment are necessary;

(c) Identification of limits of the staging area(s);
(d) Identification of construction corridor(s); and

(e) Identification of the location of construction fencing and temporary job
trailers, if any.

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

5. Construction Plans. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit final construction plans for
the review and written approval of the Executive Director. The plans shall include the
following items as written notes on the plans:

(a) Prior to any construction activities a licensed biologist shall conduct an onsite
educational session for all the construction crew regarding the need to avoid
impacts to sensitive habitat areas located outside the approved construction
area (including flagging particularly sensitive plants);

(b) A licensed biologist shall supervise the installation of the limit of work
fencing to protection biological resources;

(c) A licensed biologist shall be onsite to prevent any new unauthorized
disturbance to habitat, flora and/or fauna on site; and

(d) Construction activities shall me limited between Memorial and Labor Days to
weekdays only. Work during this time on weekends and holidays is
prohibited.

The permittee shall undertake development in accordance with the approved final
plans.

Any proposed changes to the approved final plans shall be reported to the Executive
Director. No changes to the approved final plans shall occur without a Commission
amendment to this coastal development permit unless the Executive Director
determines that no amendment is legally required.
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6. Water Quality Technical Report for Post-Development Water Quality
Protection. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicants shall submit for the review and written approval of the
Executive Director a final Water Quality Technical Report (WQTR) for post-
development water quality protection.

a. The WQTR shall demonstrate, at a minimum, that the project:

Vi.

Vil.

Minimizes disturbance of coastal waters and natural drainage features;
minimizes removal of native vegetation; and avoids, to the extent feasible,
covering or compaction of highly permeable soils;

. Preferentially uses Low Impact Development (LID) techniques to retain and

disperse runoff on site;

Retain runoffs to the greatest possible extent and minimizes the addition of
impervious surfaces. Where infiltration is not appropriate or feasible, uses
alternative BMPs to minimize changes in the runoff flow regime (e.g.,
proprietary modular wetlands, cobble bioswales with engineered filter media);

Directs drainage from all impervious surfaces to a) landscaped areas or open
spaces capable of infiltration, b) flow-through biofiltration BMPs designed to
treat, at a minimum, twice the 85™ percentile one-hour storm event volume,
accompanied by supporting calculations, d) proprietary filtration systems
designed to treat, at a minimum, twice the 85" percentile one-hour storm
event volume, accompanied by supporting calculations and product
documentation;

Conveys excess runoff off-site in a non-erosive manner;

Where flow-through BMPs are used, includes supporting calculations and
product documentation; and

Includes all maintenance and operating procedures that will be conducted to
keep the water quality provisions effective for the life of the development

b. The final Water Quality Technical Report (WQTR) shall be prepared by a
qualified licensed professional and shall include, at a minimum:

i.  The final plan shall include maps, drawn to scale, showing the property
boundaries, highway footprint, runoff flow directions, relevant drainage
and water quality features, impervious surfaces, permeable pavements,
and landscaped areas;

ii. Maps showing the site’s Drainage Management Areas, and calculations of
the runoff volumes from these areas;

iii. Supporting information demonstrating the effectiveness of the BMPs to
treat the pollutants anticipated to be present after development occurs;
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iv. Supporting calculations demonstrating that flow-based Treatment Control
BMPs are designed to treat, at a minimum, twice the 85" percentile one-
hour storm event volume. Documentation shall be included for Eroprietary
Treatment Control BMPs that demonstrates treatment of the 85" percentile
runoff event, at a minimum; and

v. An alternatives analysis that demonstrates that no feasible alternative
project design will substantially improve runoff retention.

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

7. Construction Pollution Prevention Plan (CPPP). 30 DAYS PRIOR TO
CONSTRUCTION, the permittee shall submit for the review and approval of the
Executive Director, a Construction Pollution Prevention Plan (CPPP) prepared and
signed by licensed engineer. To comply with the California State Water Resources
Control Board (SWRCB) stormwater permit requirements, an applicant may be
required to develop and implement a Stormwater Pollution Prevention Plan (SWPPP)
that addresses construction activities. Applicable information provided in the SWPPP
may also be included as part of the CPPP.

At a minimum, the Construction Pollution Prevention Plan shall demonstrate that the
development complies with the following requirements:

a. During construction, development shall minimize site runoff and erosion
through the use of temporary BMPs, and shall minimize the discharge of sediment
and other potential pollutants resulting from construction activities (e.g.,
chemicals, vehicle fluids, petroleum products, cement, debris, and trash);

b. Development shall minimize land disturbance during construction (e.g.,
clearing, grading, and cut-and-fill) and shall phase grading activities, to avoid
increased erosion and sedimentation. Development shall minimize soil
compaction due to construction activities, to retain the natural stormwater
infiltration capacity of the soil;

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

d. Development shall implement soil stabilization BMPs (such as mulching, soil
binders, erosion control blankets, or temporary re-seeding) on graded or disturbed
areas as soon as feasible during construction, where there is a potential for soil
erosion to lead to discharge of sediment off-site or to coastal waters;
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e. During construction, development shall avoid the use of temporary erosion and
sediment control products (such as fiber rolls, erosion control blankets, mulch
control netting, and silt fences) that incorporate plastic netting (such as
polypropylene, nylon, polyethylene, polyester, or other synthetic fibers), in order
to minimize wildlife entanglement and plastic debris pollution;

f. Development shall implement additional BMPs for construction taking place
over, in, or adjacent to coastal waters, if there is a potential for construction
chemicals or materials to enter coastal waters. BMPs shall include, where
applicable:

| Tarps to capture debris and spills. Use tarps or other devices to capture
debris, dust, oil, grease, rust, dirt, fine particles, and spills to protect the
quality of coastal waters;

ii BMPs for preservative-treated wood. If preservative-treated wood is used,
implement appropriate BMPs that meet standards for treatment, storage, and
construction practices for preservative-treated wood; at a minimum, those
standards identified by the American Wood Protection Association; and

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

g. The Construction Pollution Prevention Plan shall include a construction site
map and a narrative description addressing, at a minimum, the following required
components:

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

ii. BMPs that will be implemented to minimize land disturbance activities, the
project footprint, soil compaction, and damage or removal of non-invasive
vegetation;

iii. BMPs that will be used to identify, and remove or isolate soils, containing
aerially deposited lead;
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iv. BMPs that will be implemented to minimize erosion and sedimentation
during construction activities, including:

A BMPs that will be implemented to stabilize soil during construction.

B BMPs that will be implemented to control erosion and sedimentation
during construction.

C A schedule for installation and removal of temporary erosion and
sedimentation control BMPs, and identification of temporary BMPs that
will be converted to permanent post-development BMPs.

D BMPs that will be implemented to minimize polluted runoff from
stockpiling soil and other excavated materials.

E A construction phasing schedule, if applicable to the project, with a
description and timeline of significant land disturbance activities;

v. BMPs that will be implemented to minimize the discharge of other
pollutants resulting from construction activities (such as paints, solvents,
vehicle fluids, asphalt and cement compounds, trash, and debris) into runoff or
coastal waters, including, at a minimum:

A. BMPs that will be implemented to minimize polluted runoff from
staging, storage, and disposal of construction chemicals and materials; and

B. Site management “good housekeeping” BMPs that will be implemented
during construction, such as maintaining an inventory of products and
chemicals used on site, and having a written plan for the clean-up of spills
and leaks.

vi. BMPs that will be implemented, if needed, to either infiltrate runoff or
treat it prior to conveyance off-site during construction; and

vii. A schedule for the inspection and maintenance of construction-phase
BMPs, including temporary erosion and sedimentation control BMPs, as
needed to ensure that the Coastal Development Permit’s water quality
requirements are met.

The applicant shall undertake development in accordance with the approved final
plans. Any proposed changes to the approved final plans shall be reported to the
Executive Director. No changes to the approved final plans shall occur without a
Commission amendment to this Coastal Development Permit unless the Executive
Director determines that no amendment is legally required.

8. Disposal of Export Material/Construction Debris. PRIOR TO THE ISSUANCE
OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall identify the
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location for the disposal of export material and construction debris. If the site is
located within the coastal zone, a separate coastal development permit or permit
amendment shall first be obtained from the California Coastal Commission.

9. Operation and Maintenance Plan. PRIOR TO ISSUANCE OF THE COASTAL

10.

DEVELOPMENT PERMIT, the applicant shall submit, for review and written
approval of the Executive Director, an Operation and Maintenance (O&M) plan that
includes description of the long-term operation and maintenance requirements of
proposed best management practices described in the Water Quality Technical Report
described in Special Condition #X of this permit, and a description of the
mechanisms that will ensure ongoing long-term maintenance. The O&M Plan shall
include, at a minimum:

a. A description of the proper operation of the project BMPs and required
maintenance; and

b. Documentation that the maintenance is completed as required.

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

Grading/Erosion Control. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicants shall submit to the Executive Director for
review and written approval, final grading and erosion control plans that have been
approved by the City of San Diego. The plans approved shall contain written notes or
graphic depictions demonstrating that all permanent and temporary erosion control
measures will be developed and installed prior to or concurrent with any on-site
grading activities and include, at a minimum, the following measures:

a. Placement of a silt fence around the project anywhere there is the potential for
runoff. Check dams, sand bags, straw bales and gravel bags shall be installed as
required in the City’s grading ordinance. Hydroseeding, energy dissipation and a
stabilized construction entrance shall be implemented as required. All disturbed
areas shall be revegetated after grading;

b. The site shall be secured daily after grading with geotextiles, mats and fiber
rolls; only as much grading as can be secured daily shall be permitted. Concrete,
solid waste, sanitary waste and hazardous waste management BMP’s shall be used.
In addition, all on-site temporary and permanent runoff and erosion control devices
shall be installed and in place prior to commencement of construction to minimize
soil loss from the construction site;

c. If grading is to occur during the rainy season (October 1% to April 1%) of any
year, the applicant shall submit to the Executive Director for review and written
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approval, a program for monitoring the condition of erosion control devices and the
effectiveness of the erosion control program. The monitoring program shall
include, at a minimum, seasonal reports beginning November 1% of any year
continuing to April 1%, which shall be submitted to the Executive Director at the
end of each season. The reports shall be completed by a licensed engineer and shall
describe the status of grading operations and the condition of erosion control
devices. Maintenance of temporary erosion control measures is the responsibility
of the applicant, including replacement of any devices altered or dislodged by
storms. Desilting basin maintenance, including removal of accumulated silt, shall
occur prior to the onset of the rainy season and on an as-needed basis throughout
the season; and

d. Prior to October 1 of any year, landscaping shall be installed on all cut and fill
slopes with temporary or permanent (in the case of finished slopes) erosion control
methods. Said planting shall be accomplished under the supervision of a licensed
landscape architect, shall provide adequate coverage within 90 days, and shall
utilize vegetation of species compatible with surrounding native vegetation, subject
to Executive Director approval.

The permittee shall undertake development in accordance with the approved grading
and erosion control plans. Any proposed changes to the approved grading and
erosion control plans or grading schedule shall be reported to the Executive Director.
No changes to the plans shall occur without a Coastal Commission approved
amendment to this coastal development permit unless the Executive Director
determines that no amendment is legally required.

Final Geological Retaining Wall Plans. PRIOR TO THE ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the applicant shall submit to the Executive
Director for review and written approval, final retaining wall plans for the existing
and proposed retaining walls located north of Via de la Valle. Plans shall include
details for both existing (reinforced) retaining walls and newly constructed retaining
walls. Said plan shall be in substantial conformance with the plan submitted by Rick
Engineering dated August 2, 2013 (Revision No. 11), and as amended on September
8, 2016, and shall include the following:

a. Location of existing and proposed retaining walls;

b. Height of existing and proposed retaining walls; and

c. Orientation of interlocking block on existing and proposed retaining walls.
Final Mechanically Stabilized Earth (MSE) Wall Plans. PRIOR TO THE
ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall
submit to the Executive Director for review and written approval, a final MSE wall

plans for the retaining walls located south of Via de la Valle. Said plan shall be in
substantial conformance with the plan submitted by Rick Engineering dated August 2,
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13.

14.

15.

2013 (Revision No. 11), and as amended on September 8, 2016, and shall include the
following:

a. The use of stone columns for foundation support to the maximum extent
practicable;

b. Location of geogrid placement;
c. Amount of soil compaction utilized,

d. Material used to face outer edge of the MSE wall structures (landscaping,
interlocking blocks, etc.);

e. Identification of maintenance practices for engineered slopes/MSE wall
structures;

f. ldentification of parties responsible for maintenance of engineered
slopes/MSE wall structures

Visual Quality/Retaining Walls. PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit for the review and approval in
writing of the Executive Director, a color board or other indication of the exterior
materials and color scheme to be utilized in the construction of the proposed retaining
walls located north of Via de la Valle. The colors shall be restricted to color
compatible with the surrounding environment (earth tones) including shades of green,
brown, and gray, with no white or light shades and no bright tones. In addition, all
retaining walls shall be constructed with a rough or decorative rock face finish.

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

Evidence of Amendments to Recorded Document. PRIOR TO
COMMENCEMENT OF CONSTRUCTION, the Permittee or the City of San Diego
shall provide evidence that the following recorded document has been amended in a
form and content reviewed and approved by the Executive Director, to conform to the
terms and conditions of this CDP: Deed Restriction number 83-077291 recorded in
the San Diego County Recorder’s Office on March 11, 1983.

Evidence of CDP Amendment. PRIOR TO COMMENCEMENT OF
CONSTRUCTION, the Permittee shall provide evidence that the Permittee or the
City of San Diego has amended CDP F9010, in a form and content reviewed and
approved by the Executive Director, to conform to the terms and conditions of this
CDP, and retain all other development limitations of CDP 6-82-5109.
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Landowner Authorization. PRIOR TO COMMENCEMENT OF
CONSTRUCTION, the Permittee shall provide written evidence, for the review and
approval of the Executive Director, that all other owners of property on which
development authorized by this CDP will take place: (1) have provided the Permittee
with the legal authority to undertake development on their property pursuant to the
terms and conditions of this CDP; (2) have acknowledged that, as landowner of
property on which a portion of the development covered by this permit will be
undertaken, is bound by all terms and conditions of the CDP applicable to the
portions of the project occurring on their property.

Assumption of Risk, Waiver of Liability and Indemnity Agreement. By
acceptance of this permit, the applicant acknowledges and agrees (1) that the site may
be subject to hazards from flooding; (2) to assume the risks to the applicant and the
property that is the subject of this permit of injury and damage from such hazards in
connection with this permitted development; (3) to unconditionally waive any claim
of damage or liability against the Commission, its officers, agents, and employees for
injury or damage from such hazards; and (4) to indemnify and hold harmless the
Commission, its officers, agents, and employees with respect to the Commission’s
approval of the project against any and all liability, claims, demands, damages, costs
(including costs and fees incurred in defense of such claims), expenses, and amounts
paid in settlement arising from any injury or damage due to such hazards.

Other Agency Approvals. PRIOR TO COMMENCEMENT OF CONSTRUCTION,
the Permittee shall submit to the Executive Director written evidence that all
necessary permits, permissions, approvals, and/or authorizations for the approved
project have been granted, including by the U.S. Army Corps of Engineers, the
Monterey Bay National Marine Sanctuary, Regional Water Quality Control Board,
U.S. Fish and Wildlife Service, National Marine Fisheries Service and the California
Department of Fish and Wildlife. Any changes to the approved project required by
these agencies shall be reported to the Executive Director. No changes to the
approved project shall occur without a Commission amendment to this CDP unless
the Executive Director determines that no amendment is legally necessary.

Project Modifications. Only that work specifically described in this permit is
authorized. Any additional work requires separate authorization from the Executive
Director. If, during construction, site conditions warrant changes to the project,
the San Diego District office of the Coastal Commission shall be contacted
immediately prior to any changes to the project in the field. No changes to the
project shall occur without an amendment to this coastal development permit unless
the Executive Director determines that no amendment is legally required.

Other Special Conditions from City of San Diego. Except as provided by this
coastal development permit, this permit has no effect on conditions imposed by the
City of San Diego pursuant to an authority other than the Coastal Act. In addition,
except as revised herein, the applicant shall comply with the requirements of the Final
Mitigation Monitoring and Reporting Program for the project as described by
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Mitigated Negative Declaration Project No. 12657 as approved by the City of San
Diego on April 15, 2014.

IV. FINDINGS AND DECLARATIONS

A. PROJECT DESCRIPTION

The proposed development consists of the widening of Via de la Valle between San
Andreas Drive and EI Camino Real West (approximately 5,470 linear feet). The project
includes extending the existing roadway from a 2-lane (24-40 feet wide) roadway to 4-
lane roadway (60 and 106 feet wide) for a distance of approx. 5,470 linear feet and
includes the construction of a center median, 6-ft. wide bike lanes on both sides, a traffic
signal at Via del Cafion, a 6-ft. wide pedestrian pathway along the south side,
construction of three retaining walls ranging in height from 2 to 14 feet, street lighting
and utility relocations.

The project site is located along Via de la Valle between San Andreas Drive and El
Camino Real West, east of Interstate 5 (ref. Exhibit Nos. 1, 2, 3). The surrounding
community is comprised of a mix of urbanized residential and commercial areas, rural
equestrian areas, and open space land. The majority of the area immediately adjacent to
Via de la Valle to the north consists of steep slopes vegetated with Diegan coastal sage
scrub habitat (ESHA) and single-family residences above. South of Via de la Valle
consists of an embankment which transitions into a flat area including the San Dieguito
River Park open space area, Del Mar Horse Park stables and riding rings, All Creatures
Hospital veterinary office, and Mary’s Tack and Feed store. While not directly adjacent
to the project site, the Del Mar Fair Grounds is located to the west of Interstate 5, and
approximately 0.5 miles to the west.

Because the project site is highly constrained, bounded by ESHA to the north and private
land and San Dieguito River/Lagoon to the south, the project has undergone several
redesigns. Thus, the location for the expansion and the corresponding alignment of the
road is limited. In addition, to best minimize impacts to coastal resources, various
components of roadway has been reduced a number of times. This includes the width of
the roadway itself, the width of the medians, the type of bike lanes proposed, and the
construction of pedestrian access along one side of the roadway instead of along both
sides. Again, all of these reductions/design features have been proposed in order to
minimize the project footprint (while still gaining two lanes of traffic) and therefore
minimizing impacts to coastal resources.

As proposed, the project would require the removal of 0.15-acres of California coastal
sage scrub habitat (CSS) that is good-quality and is occupied by the California
gnatcatcher and, has therefore, been determined as ESHA by the Commission’s ecologist.
The project will also result in the removal of approximately 4.16-acres disturbed, non-
ESHA CSS. The applicant is proposing off-site restoration of 15.4 acres of coastal sage
scrub vegetation to mitigate for the proposed impacts to native habitat.
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While the project site contains no wetlands, an existing disturbed emergent wetland is
located at the eastern end of the project approximately 70 feet from the proposed
development (ref Exhibit No. 8). This reduced buffer area will remain unchanged.

The project would result in the removal of several eucalyptus and two mature Torrey Pine
trees. Proposed landscaping would consist of native trees, shrubs, and slope hydroseed.
The slope trees proposed include Torrey pines, Western redbud and coast live oak. To
replace the two mature Torrey pines to be removed, the project includes the installation
of ten 15-gallon Torrey pines. Street trees would include the strawberry tree, toyon, and
coast live oak trees. Shrub and ground covers would include native plants such as vine
hill manzanita, wild lilac, and toyon. The proposed hydroseed mixture would consistent
a typical CCS vegetation types.

As proposed, the project includes the construction of a number of water quality
improvements to treat runoff from the existing/new roadway. These include the
construction of 15 new storm drain inlets, a cobble median and 15 linear modular
wetlands.

The project would involve grading the entire 12.7 acre project site. Grading would
include approximately 12,800 cubic yards (cy) of excavation and 82,300 cy of fill.
Overall, the project would import 69,500 cy of clean fill. A Geological Investigation
Report (GEOCON 2011), identified four potential landslides areas along the slopes to the
north of the existing Via de la Valle roadway. The project includes the installation of
block walls at three locations to mitigate for potential rock fall hazard during and post-
construction. These block walls would remain in place with the implementation of the
project.

The project would require the acquisition of additional ROW (Rights of Way) as well as
a slope easement to accommaodate the construction activities on the south side of Via de
la Valle. ROW acquisition would be required from the San Diego River Park, All
Creatures Veterinary Hospital, and the 22M Agricultural District’s Del Mar Horse Park
property. Slope easement acquisition would be required for those same parcels and, in
addition, Mary’s Tack and Feed (ref. Exhibit No. 3). Because a portion of the area
required for construction is within an area placed under an open space deed restriction by
the Commission in 1982, the project will also require amendment to Coastal
Development Permit CDP No. 6-82-519 to allow for the construction of the roadway
within the deed restricted area.

The applicant for the project is Black Mountain Ranch LLC. However, the project will
ultimately be a City of San Diego Public Works project. Although uncertified, the City’s
Via de la Valle Community Plan has identified this portion of roadway for expansion to
four lanes. In addition, this section of Via de la Valle exceeds its maximum desired
capacity and has been given a Level of Service (LOS) of “F.” The impetus for expanding
the roadway at this time is related to the applicant, Black Mountain Ranch LLC,
proposing a large-scale mixed use development plan for a 1,408-acre area located east of
the project site, outside of the coastal zone. This development includes a subarea plan
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consisting of six different development areas including an industrial/ office/ high-density
residential area; a resort; a 60-acre mixed use village; 340-acres of residential use; and
515-acres of perimeter ownership parcels. The environmental document associated with
this development indicated that this two-lane section of Via de la Valle must be improved
to a four lane roadway to accommodate existing traffic. The document further concluded
traffic would worsen as a result of the development proposed by Black Mountain Ranch
LLC. Therefore, a mitigation measure was included that required Black Mountain Ranch
LLC to either fund or construct the expansion of this section of Via de la Valle. The
applicant has chosen to construct the roadway, and is therefore the applicant for the
subject CDP request. Once construction of the expansion is complete, the roadway and
all associated improvements will be maintained by the City of San Diego.

The project is located within the City of San Diego. The City has two Community Plans
that include this area; the North City Future Urbanizing Areas — Subarea Il and the Via de
la VValle Community Plan area. However, neither of these documents are a part of the
City’s LCP and the project site is located in an area of deferred certification, where the
Commission retains permit authority and Chapter 3 of the Coastal Act remains the legal
standard of review.

B. BIOLOGICAL RESOURCES

Section 30230 of the Coastal Act states:

Marine resources shall be maintained, enhanced, and where feasible, restored.
Special protection shall be given to areas and species of special biological or
economic significance. Uses of the marine environment shall be carried out in a
manner that will sustain the biological productivity of coastal waters and that will
maintain healthy populations of all species of marine organisms adequate for long-
term commercial, recreational, scientific, and educational purposes.

Section 30231 of the Coastal Act states:

The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine
organisms and for the protection of human health shall be maintained and, where
feasible, restored through, among other means, minimizing adverse effects of waste
water discharges and entrainment, controlling runoff, preventing depletion of ground
water supplies and substantial interference with surface water flow, encouraging
waste water reclamation, maintaining natural vegetation buffer areas that protect
riparian habitats, and minimizing alteration of natural streams.

Section 30233 of the Coastal Act states:
(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and

lakes shall be permitted in accordance with other applicable provisions of this
division, where there is no feasible less environmentally damaging alternative,
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and where feasible mitigation measures have been provided to minimize adverse
environmental effects, and shall be limited to the following:

() New or expanded port, energy, and coastal-dependent industrial facilities,
including commercial fishing facilities.

(2) Maintaining existing, or restoring previously dredged, depths in existing
navigational channels, turning basins, vessel berthing and mooring areas, and
boat launching ramps.

(3) In open coastal waters, other than wetlands, including streams, estuaries, and
lakes, new or expanded boating facilities and the placement of structural
pilings for public recreational piers that provide public access and
recreational opportunities.

(4) Incidental public service purposes, including but not limited to, burying cables
and pipes or inspection of piers and maintenance of existing intake and outfall
lines.

(5) Mineral extraction, including sand for restoring beaches, except in
environmentally sensitive areas.

(6) Restoration purposes.
(7) Nature study, aquaculture, or similar resource dependent activities.

(b) Dredging and spoils disposal shall be planned and carried out to avoid significant
disruption to marine and wildlife habitats and water circulation. Dredge spoils
suitable for beach replenishment should be transported for these purposes to
appropriate beaches or into suitable longshore current systems.

(c) In addition to the other provisions of this section, diking, filling, or dredging in
existing estuaries and wetlands shall maintain or enhance the functional capacity
of the wetland or estuary. Any alteration of coastal wetlands identified by the
Department of Fish and Game, including, but not limited to, the 19 coastal
wetlands identified in its report entitled, "Acquisition Priorities for the Coastal
Wetlands of California™, shall be limited to very minor incidental public facilities,
restorative measures, nature study, commercial fishing facilities in Bodega Bay,
and development in already developed parts of south San Diego Bay, if otherwise
in accordance with this division.

For the purposes of this section, "commercial fishing facilities in Bodega Bay"
means that not less than 80 percent of all boating facilities proposed to be
developed or improved, where the improvement would create additional berths in
Bodega Bay, shall be designed and used for commercial fishing activities.
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(d) Erosion control and flood control facilities constructed on watercourses can
impede the movement of sediment and nutrients that would otherwise be carried
by storm runoff into coastal waters. To facilitate the continued delivery of these
sediments to the littoral zone, whenever feasible, the material removed from these
facilities may be placed at appropriate points on the shoreline in accordance with
other applicable provisions of this division, where feasible mitigation measures
have been provided to minimize adverse environmental effects. Aspects that shall
be considered before issuing a coastal development permit for these purposes are
the method of placement, time of year of placement, and sensitivity of the
placement area.

Section 302400f the Coastal Act states:

(a) Environmentally sensitive habitat areas shall be protected against any significant
disruption of habitat values, and only uses dependent on those resources shall be
allowed within those areas.

(b) Development in areas adjacent to environmentally sensitive habitat areas and
parks and recreation areas shall be sited and designed to prevent impacts which
would significantly degrade those areas, and shall be compatible with the
continuance of those habitat and recreation areas.

The proposed project includes the expansion of an existing roadway from two lanes to
four lanes in an area surrounded by sensitive coastal resources. The project is bounded to
the north by good-quality occupied Diegan coastal sage scrub (CSS). This habitat has
been analyzed by the Commission’s ecologists and has been determined to be an
Environmentally Sensitive Habitat Area (ESHA). Specifically, the Commission’s
ecologist reviewed the biological technical report and made the following conclusions:

The ESHA policies of the Coastal Act are in place to protect rare species and
habitats, with rarity defined in multiple ways. The Coastal Act defines ESHASs as
areas that contain plant or animal species that are ““either rare or especially valuable
because of their special nature or role in an ecosystem and which could be easily
disturbed or degraded by human activities and developments.” Species gain
protective status, and are considered rare when they are listed as threatened or
endangered under the state and/or federal endangered species act(s), (CESA and ESA
respectively). Protective status is also granted when plant species are assigned one of
a number of rare plant rankings by the California Native Plant Society, (CNPS).* A
third rarity category that applies to wildlife is a CDFW designation of ““species of
special concern.”?As defined in the Coastal Act, rarity is also associated with
habitats when they are occupied by species that meet any of these criteria. As noted
above, the Diegan Coastal Sage Scrub community to the north of Via de la Valle

! California Native Plant Society. The California Rare Plant Ranking System. Retrieved November 14,
2016, from http://www.cnps.org/cnps/rareplants/ranking.php.

2 Calfornia Department of Fish and Wildlife. (2016). Species of Special Concern. from
https://www.wildlife.ca.gov/ Conservation/SSC.
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supports the federally threatened Coastal California gnatcatcher, and therefore
constitutes ESHA. The Diegan Coastal Sage Scrub in this location occurs as a large
contiguous habitat, and begins at the edge of the roadway, continuing for some
distance upslope, and along the length of project area. Therefore, the proposed
impacts are in violation of the ESHA policies of the Coastal Act.

As such, and because this vegetation is considered to be ESHA, it is protected by Section
30240(a) of the Coastal Act against significant disruption of habitat values. The only
allowable uses within ESHA are resource-dependent uses.

The area south of the project site is comprised of a mixture of developed and
undeveloped areas. On the western portion the project is bounded by the San Diego
River Park and the San Dieguito Lagoon restoration site. Immediately adjacent on this
western section is a stand of disturbed CSS that is also within the project site. This
habitat has been determined by the Commission’s ecologists to be lower quality and
found not to support the Coastal California gnatcatcher. Because it is unoccupied by
gnatcatchers, it is not considered EHSA. The eastern portion of the site is bounded by a
number of private developments including the 22" Agricultural Districts Horse Park
property, the All Creature Animal Hospital and Mary’s Tack and Feed. In between these
sites and the roadway is the continuation of the area of disturbed CSS not considered to
be ESHA. Portions of the project site are also located within the 100-year floodplain, and
within 100 feet of wetlands.

Proposed Impacts

As originally proposed the project included the removal of 0.72-acres of the CSS
designated as ESHA. Through collaborative work with Commission staff, the impacts
have been reduced twice; once to 0.55-acres of impacts, and most recently to 0.15-acres
of impacts. These reductions were initially accomplished through reduction of
construction areas and; most recently, through the realignment of the roadway five feet to
the south. The applicant was not able to eliminate all impacts to ESHA and the proposed
development will ultimately result in the removal of approximately 0.15-acres (6,510 sq.
ft.) of ESHA.

Impacts to ESHA would occur through three different types of development including; 1)
the construction of permanent drainage facilities (1,050 sqg. ft); 2) construction of
retaining walls (2,170 sq. ft.); 3) necessary grading to facilitate construction of drainage
facilities, and retaining walls (3,290 sg. ft.). The applicant has indicated that the
construction of the drainage facilities and the retaining walls are both integral to public
safety. Specifically, the retaining walls are necessary to ensure the safety of the public
from rockfall events as the hillside slopes sharply upward along the north side of the
roadway. The Commission’s geologist has reviewed the project and agree the walls are
necessary. The drainage improvements are necessary to keep runoff from sheet-flowing
across the roadway. The drainage will prevent sheet flow and sediment deposition across
and along the roadway during large rainfall events. Because they will permanently
displace CSS habitat, both the drainage ditch and the retaining walls are permanent
impacts to ESHA. Although temporary, the third aspect, grading associated with the
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above-described improvements is also considered a permanent impact. Grading will
require complete removal of CSS habitat prior to construction. Although the graded
areas will be revegetated with a CSS palette following construction, restoration to its pre-
construction condition will require greater than a year. Impacts that cannot be fully
restored within a year are considered permanent impacts by the Coastal Commission.
These graded areas constitute approximately one-half of the proposed impacts to ESHA.

In addition, the project will also result in impacts to the biological buffer for ESHA.
Section 30240(b) of the Coastal Act requires that development be sited and designed to
prevent impacts which would significantly degrade buffer areas. In this case, there will
be no biological buffer between the roadway and habitat area. As described above, in
some cases ESHA comes up to the edge of the roadway and thus no current biological
buffer exists. In addition, the site is severely constrained and cannot be significantly
realigned. However, the project will not result in any reduction of the area between the
development and ESHA. The distance from ESHA will either remain unchanged (eastern
portion of the project site) or will be increased by 5 feet (western portion of the subject
site). Thus, it can be determined that the proposed development will not result in new or
increased impacts to the ESHA buffer.

As described above, the majority of the proposed expansion will be located within the
area south of the existing roadway much of which is vegetated with native habitat. The
biological report submitted by the applicant indicates that this habitat is highly-degraded
and includes a large portion of non-native species. It also does not support the Coastal
California gnatcatcher, and thus, does not rise to the level of ESHA. Again, the
Commission’s staff ecologist has reviewed the submitted report and agrees that the
vegetation located south of the existing roadway should not be considered ESHA. As
proposed, the project will result in the removal of 4.16-acres of mixed native and non-
native (non-ESHA) vegetation. While not considered to be ESHA, this vegetation still
provides value to the ecosystem, especially given its proximity to ESHA as well as its
proximity to San Dieguito River/Lagoon, and therefore such impacts must be mitigated.

Alternatives

The presence of sensitive areas immediately surrounding the roadway have limited the
ability to design a project that does not result in any impacts to the identified resources.
The applicant has looked at various alternatives and redesigned the project in several
ways to reduce the impacts.

Because of these limitations and the alterations made to the project to reduce ESHA
impacts, the chosen alternative represents the least environmentally damaging alternative.
There is no feasible alternative within the existing alignment, and the roadway must be
expanded within its current location. In addition, while the ROW extends between 15-20
feet beyond the existing paved area to the north, given the sensitivity of the habitat
located within the ROW, the roadway cannot be expanded to the north. Thus, the project
has been limited to expansion on the existing alignment and to the south. Typically, City
of San Diego’s design for a four-lane roadway includes a street 120 feet in width (San
Diego Street Design Manual). However, through review by both the City’s planning
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department and through the subject CDP, the roadway has been reduced once to 93 feet
wide and again to 75 feet wide in areas adjacent to ESHA. However, the complete
elimination of impacts to the native vegetation on the north side of the road has not been
accomplished.

Most recently, on November 3, 2016, the applicant submitted a draft revised project. The
revisions to the project included shifting the western half of the roadway an additional
five feet to the south. This shift will occur starting from the western boundary of the
project site and continuing to just west of the residential development located north of
Via de la Valle (ref. Exhibit Nos. 3, 5). The realignment will reduce the impacts to
ESHA from 0.55-acres to 0.15-acres. Impacts to the disturbed habitat south of Via de la
Valle would remain the same.

Although the above described impacts are proposed to be minimized in many significant
ways, the project will still result in the loss of 0.15-acres of ESH and; therefore, is
fundamentally inconsistent with Coastal Act policies that do not allow roadway uses in
ESHA. As described in Section L of this report, the project can be approved under the
conflict resolution provisions of the Coastal Act. That said, measures must be taken to
mitigate the project’s impacts ESHA.

Offsite Mitigation

The Commission’s ecologist has reviewed the habitat areas, and has made the
determination that the impacts to ESHA must be mitigated at a ratio not less than 3:1
(area mitigated: area impacted). The Commission’s ecologist has further determined that
impacts to non-ESHA native vegetation must be mitigated at a ratio not less than 2:1
(area mitigated: area impacted). Therefore, the project must include, at a minimum, the
creation/substantial restoration of at least 8.77-acres of CSS habitat.

As noted, the proposed development will result in removal of 0.15-acres of ESHA and
approximately 4.16-acres of non-ESHA. The applicant has submitted a draft restoration
plan that includes the restoration of a 15.4-acre site to mitigation for these impacts (ref.
Exhibit No. 7).

The restoration site was selected based on the desire to locate it within the coastal zone
and in the vicinity of the project (ref. Exhibit No. 7). The off-site restoration area being
restored with native coastal sage scrub plant species includes areas that were disturbed in
the past from agricultural activities. This area has been fallow for at least 10 years and is
not anticipated to naturally recover to native habitat. Existing coastal sage scrub habitat
occurs adjacent to the proposed areas to be restored and the mitigation effort will increase
the habitat quality of the preserved open space.

The proposed mitigation plan includes the following components:

e Mitigation Work Plan to include:
o Maintenance Plan
o Success Criteria
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o Monitoring Requirements
e Long-term Management Plan
e Adaptive Management Plan
e Financial Assurances

The restoration site is located on an off-site lot that has been designated as biological
open space by the City of San Diego. A previously-recorded easement protects the open
space. In addition, the Commission reviewed a Coastal Development Permit application
for the subdivision of land and associated residential development adjacent to the
restoration site (ref. CDP No. 6-056/Pardee Homes). As conditions of this approval, the
proposed mitigation site (called Parcel “A” in the Commission staff report) was further
encumbered by a Deed Restriction, a Public Access easement as well as an Open Space
Easement for habitat conservation. Given the number of encumbrances already
protecting the proposed mitigation site, it can be determined that the development
potential of the site has already been retired and no further open space easements/deed
restrictions will be necessary to protect the mitigation site. In this case, the applicant has
agreed to a larger mitigation site to account for the fact that the area has already been
retired from development. Again, the minimum mitigation area was by the Commission
to be not less than 8.77-acres. As proposed, the mitigation area includes 15.4-acres of
CSS restoration. The Commission’s ecologist has reviewed the proposed mitigation site
and made the following determination:

The off-site mitigation location chosen for this project is an appropriate choice for
mitigation of the impacts associated with this project. The mitigation site is located
in the coastal zone and very near to the site of project impacts — on the south side of
the San Dieguito estuary, whereas the road widening project is just to the north of the
estuary. The existing protected status of the site is also encouraging due to the
designated land use as open space within the city of San Diego, ensuring continued
protection in perpetuity. The site was disturbed more than a decade ago for
agricultural purposes. It has not returned to native Coastal Sage Scrub vegetation in
the intervening time period, in large part due to the prolonged disturbance and
subsequent colonization by invasive plants. The existing plant community, with its
high presence of invasive species, is likely to preclude native plant establishment in
the future, absent management intervention as is proposed here. Moreover, the
surrounding vegetation is Coastal Sage Scrub. Therefore, the restoration, if followed
as detailed in the restoration mitigation plan, is likely to be successful. | am also
satisfied with the success criteria outlined in the restoration document and in the
procedure followed in sampling the adjacent site to determine the plant palette.

Therefore, while the proposed project will include impacts to native vegetation, the
applicant has submitted a restoration plan that has been reviewed by Commission staff
and has been determined as adequate to mitigate for the proposed impacts. The
Commission typically requires that mitigation be in the form of restoration of habitat on
land that is subsequently protected from future development through an open space
easement or deed restriction. Thus, mitigation is provided both in the form of new habitat
created/restored and new land area set aside for habitat. In the case of the proposed
project, the applicant has proposed to restore the habitat, but the restoration would occur
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on land that has already been protected against future development. Thus, in order to
provide the same level of mitigation typically required to offset impacts to sensitive
habitat, Special Condition No. 2 requires the applicant to submit a final and detailed
restoration plan that is in conformance to the proposed mitigation plan, and includes the
necessary components and monitoring/reporting requirements to ensure that mitigation in
undertaken consistent with the above findings.

Additionally, because the development is located adjacent to occupied CSS, a number of
special conditions have been included to assure that no impacts to sensitive/protected
birds occur associated with construction noise, equipment storage/staging etc.
Specifically, Special Condition No. 20 requires the applicant to adhere to the mitigation
measure identified as necessary to protect the California coastal gnatcatcher, as
determined by the Mitigated Negative Declaration and as required by the City of San
Diego’s Site Development Plan (ref. Exhibit No. 15). This measure includes the
prohibition of clearing, grubbing, grading between March 1 and August 15, unless a
qualified biologist is present and noise levels are maintained at levels less than 60 dB(A).
Special Condition No. 4 further requires that habitat areas shall not be used as staging or
storage areas. Finally, Special Condition No. 5 requires the applicant to submit final
construction plans that include the following: (a) Prior to any construction activities a
licensed biologist shall conduct an onsite educational session for all the construction crew
regarding the need to avoid impacts to sensitive habitat areas located outside the
approved construction area (including flagging particularly of sensitive plants); (b) A
licensed biologist shall supervise the installation of the limit of work fencing to
protection biological resources; (c) A licensed biologist shall be onsite to prevent any
new unauthorized disturbance to habitat, flora and/or fauna on site.

Wetland Buffer

As proposed, a small portion of the project site is located within 100 feet of wetlands.
Specifically at the eastern edge of the project near the intersection of Via de la Valle and
El Camino Real, there is disturbed wetlands habitat located in an existing drainage ditch
located within 70 feet of the project site (ref. Exhibit No. 8). The wetlands are
surrounded by a parking lot to the west, Via de la Valle to the north, and development to
the east and south; and are therefore considered significantly isolated. In addition,
wetland habitat functions and values for these offsite wetlands are relatively low due to
edge effects from close proximity to existing roads, the narrow channels that limit the
extent of wetland habitat, and the presence of invasive non-native plants species. Section
30233 of the Coastal Act prohibits fill of wetlands. In this case, the project can be found
consistent with 30233 because no development is proposed within the wetlands, and the
existing buffer distance (70 Feet) will be maintained. The Commission’s ecologist has
reviewed the wetlands and the buffer for wetlands and agrees that given the nature of the
wetlands, proximity to development and that there will be no adverse impacts to the
identified wetlands beyond existing conditions, the project can be found to be consistent
with Section 30233 as proposed.

Landscaping
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The proposed project would result in the removal of several eucalyptus and two mature
Torrey Pine trees. The proposed landscaping would consist of slope trees, Torrey pine
replacement trees, street trees, slope native shrubs, and slope hydroseed. The slope trees
would be planted in the south side of via de la Valle and would include Torrey pines,
Western redbud and coast live oak. To replace the two mature Torrey pines to be
removed, the project as proposed includes the installation of ten 15-gallon Torrey pines.
Street trees would include the strawberry tree, toyon, and coast live oak trees. Shrub and
ground covers would include native plants such as vine hill manzanita, wild lilac, and
toyon.

The proposed landscaping plan has been reviewed by the Commission and determined to
be adequate, with one exception. As proposed, the landscaping includes the use of non-
native vegetation. The use of non-native vegetation is inappropriate in this case given the
site’s proximity to ESHA, wetlands, and the San Dieguito River and Lagoon specifically.
As such, Special Conditions No. 3 requires the applicant to submit revised final
landscape plans to include only the use of native vegetation types.

Conclusion

In conclusion, although the project has undergone a number of design revisions in order
to minimize impacts to sensitive habitat areas to the maximum extent practicable, the
proposed development will include impacts to CSS identified the Commission as EHSA
and native habitat (non-ESHA CSS). The proposed impacts will require mitigation for
which the applicant has submitted a draft mitigation plan. The plan includes the
creation/substantial restoration of a 15.4 acre site located just inland of the subject
development. The Commission’s ecological has reviewed the proposed mitigation and
agrees that it is appropriately sized, is located in an area suitable for mitigation, and will
include the necessary restoration, monitoring and reporting efforts. A number of special
conditions have been incorporated herein to assure the adequate protection of the
biological resources both on- and off-site consistent with the applicable policies of the
Coastal Act.

Despite efforts to avoid, minimize and mitigate direct impacts to ESHA, some CSS that
constitutes ESHA will be removed, which conflicts with Section 30240 of the Coastal
Act. The Commission may nevertheless approve the proposed project through conflict
resolution, which is described in greater detail in Section L below.

C. PuBLIC ACCESS
Section 30210 of the Coastal Act states:

In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and recreational
opportunities shall be provided for all the people consistent with public safety needs
and the need to protect public rights, rights of private property owners, and natural
resource areas from overuse.
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Section 30211 of the Coastal Act states:

Development shall not interfere with the public's right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30212 of the Coastal Act states:

(a) Public access from the nearest public roadway to the shoreline and along the
coast shall be provided in new development projects except where: (1) it is
inconsistent with public safety, military security needs, or the protection of fragile
coastal resources, (2) adequate access exists nearby, or, (3) agriculture would be
adversely affected. ...

Section 30214 of the Coastal Act states:

(a) The public access policies of this article shall be implemented in a manner that
takes into account the need to regulate the time, place, and manner of public access
depending on the facts and circumstances in each case including, but not limited to,
the following:
(1) Topographic and geologic site characteristics.
(2) The capacity of the site to sustain use and at what level of intensity.
(3) The appropriateness of limiting public access to the right to pass and repass
depending on such factors as the fragility of the natural resources in the area and
the proximity of the access area to adjacent residential uses.
(4) The need to provide for the management of access areas so as to protect the
privacy of adjacent property owners and to protect the aesthetic values of the
area by providing for the collection of litter.

(b) It is the intent of the Legislature that the public access policies of this article be
carried out in a reasonable manner that considers the equities and that balances the
rights of the individual property owner with the public's constitutional right of access
pursuant to Section 4 of Article X of the California Constitution. ...

Section 30252 states:

The location and amount of new development should maintain and enhance public
access to the coast by (1) facilitating the provision or extension of transit service, (2)
providing commercial facilities within or adjoining residential development or in
other areas that will minimize the use of coastal access roads, (3) providing
nonautomobile circulation within the development, (4) providing adequate parking
facilities or providing substitute means of serving the development with public
transportation, (5) assuring the potential for public transit for high intensity uses
such as high-rise office buildings, and by (6) assuring that the recreational needs of
new residents will not overload nearby coastal recreation areas by correlating the
amount of development with local park acquisition and development plans with the
provision of onsite recreational facilities to serve the new development.
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The proposed development includes the expansion of Via de la Valle, an existing two-
lane roadway, to a four-lane roadway including both bicycle and pedestrian
improvements. Via de la Valle is a major coastal access route and this portion of the
roadway in located less than two miles from the beach. The existing roadway does not
currently provide any pedestrian access, and has only intermittent bicycle access on the
north side of the roadway.

As proposed, the existing two-lane roadway will be widened to accommodate existing
and peak time usage. Additionally, the proposed roadway will be improved to include
contiguous bike lanes on both sides of the roadway and a new pedestrian access on the
south side of the roadway. Thus, as proposed, the project will provide significantly
improved public access amenities.

Via de la Valle, located in the Cities of San Diego and Del Mar, is a highly utilized
coastal access route. Its location bisects the 13 mile separation between state highways
56 and 78 (ref. Exhibit No. 9). Via de la Valle connects to inland routes, Del Dios
Highway as well as San Dieguito Road, and therefore provides a number of residents
living in the Escondido, 4s Ranch, Fairbanks Ranch, Poway, and Rancho Pefiasquitos
communities with access to the beach and other coastal cities.

The proposed road expansion area is also located less than one mile from the Del Mar
Fair Grounds and thus is subject to extremely high levels of traffic during the San Diego
Fair and Del Mar Horse Race seasons. To provide some perspective, the San Diego
County Fair has 1.6 million annual visitors (ref.
http://sdfair.com/?fuseaction=info.attendance) and the Horse Races sees attendance as
high as 40,000 for opening day (ref. http://www.drf.com/news/del-mar-opening-day-
attendance-breaks-record-handle). In addition, the City of Del Mar has indicated that its
beaches receive an annual attendance of approximately 2 million visitors. Do to these
confounding pressures on the roadway, this 2-lane section of Via de la Valle often
bottlenecks and creates traffic impediments during the entire summer season. The
applicant is proposing to add single lane in both directions, as well as improve pedestrian
and bicycle access in order to alleviate some of this peak traffic.

In addition, the Horse Park property located south of the roadway is used as a parking
reservoir during the fair, and shuttles make frequent trips to transport patrons parking at
the Horse Park property to the Fair. The proposed added lanes of traffic will also provide
improved shuttle access from the Horse Park property to the fairgrounds.

Therefore, the proposed development will facilitate improved access via automobile,
shuttle, bicycle and by foot and can therefore be found consistent with the applicable
policies of the Coastal Act as proposed by the applicant. In order to ensure these
improvements are constructed, Special Condition No. 1 requires the applicant to submit
final plans that include construction of the bicycle and pedestrian accessways.
Additionally, Special Condition No. 19 requires the applicant to contact the Commission
is there are any modifications to the project identified during construction.
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The construction activities necessary to widen the roadway will require portions of Via
de la Valle to be closed. As proposed, the project would maintain two lanes of traffic
(one in each direction) open during all phases of construction. Thus, the existing access
will not be significantly restricted. However, the construction area will require drivers to
reduce speeds, and may therefore impede access during those periods when usage is at its
highest. As such, Special Condition No. 5 limits construction work during the summer
season (between Memorial and Labor days) to week days only. Special Condition No. 5
will therefore prohibit construction activities on weekends and holidays during the peak
summer season.

In conclusion, the proposed development can be considered to be a project that will
provide improved public access amenities and will continue to facilitate access to the
coast. The proposed development will enhance not just vehicular access to inland
residents and travels alike, but will also enhance access via shuttle, bicycle and on foot.
The project has been conditioned to ensure these amenities will be provided, and will
protect access during construction. Thus, the project, as conditioned herein, can be found
to be consistent with the applicable policies of the Coastal Act.

D. WATER QUALITY
Section 30230 of the Coastal Act states:

Marine resources shall be maintained, enhanced, and where feasible, restored.
Special protection shall be given to areas and species of special biological or
economic significance. Uses of the marine environment shall be carried out in a
manner that will sustain the biological productivity of coastal waters and that will
maintain healthy populations of all species of marine organisms adequate for
longterm commercial, recreational, scientific, and educational purposes.

Section 30231 of the Coastal Act states:

The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine
organisms and for the protection of human health shall be maintained and, where
feasible, restored through, among other means, minimizing adverse effects of waste
water discharges and entrainment, controlling runoff, preventing depletion of
ground water supplies and substantial interference with surface water flow,
encouraging waste water reclamation, maintaining natural vegetation buffer areas
that protect riparian habitats, and minimizing alteration of natural streams.

The existing roadway consists of two lanes (one in each direction), and the proposed
widening will provide an ultimate roadway width of four lanes. Proposed impervious
features of the project will include the expansion of the roadway from the existing varied
24-40 foot wide road to a varied 93-103 foot wide road. This equates to the existing
roadway being comprised of approximately 126,000-211,000 sq. ft. of impervious surface
and the expanded roadway between 490,000-543,000 sq. ft. of impervious surface. Thus,
at its maximum, the project will result in an increase of approximately, 416,000 sg. ft. of
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new impervious surface. The proposed increase, if not properly mitigated, could have
significant impacts on surrounding water quality, including the lagoon, which as it feeds
ocean and contains brackish water is a marine resource. In order to be found consistent
with Sections 30230 and 30231 of the Coastal Act, the project must maintain, or restore,
where feasible, water quality. In addition, Section 30231 of the Coastal Act requires that
any adverse effects of runoff be minimized to protect the biological productivity and the
quality of coastal waters, streams, wetlands, estuaries, and lakes.

Currently, all runoff drains through the site from north to south and is transferred to four
outfall structures. Two of the four outfalls include water quality treatment facilities
(baffle boxes). Thus, the current conditions treat approximately half of the runoff from
the existing roadway. The other half of the runoff is currently not treated. All flows
leaving the site directly enter the San Dieguito River, which is listed on California’s Feral
Clean Water Act Section 303(d) list as a category 5a water body (a water segment where
standards are not met). Listed pollutants consist of enterococcus, fecal coliform,
nitrogen, phosphorus, total dissolved solids, and toxicity. The San Dieguito River
ultimately discharges into the Pacific Ocean. In addition, San Dieguito Lagoon is
identified by the Department of Fish and Wildlife as one of the 19 coastal wetlands
identified in its report entitled, "Acquisition Priorities for the Coastal Wetlands of
California”, which under Section 30233(c) of the Coastal Act shall be limited to very
minor incidental public facilities, restorative measures, nature study, commercial fishing
facilities in Bodega Bay, and development in already developed parts of south San Diego
Bay.

Typically, the Commission requires the use of Low Impact development (LID)
improvements to treat runoff from roadways. Examples of LIDs include bioretention
systems such as vegetated swales, rain gardens (shallow depressions planted with deep-
rooted native plants that capture and filter runoff), and permeable pavements. However,
in this case, the project’s footprint is highly constrained, and most LID type treatment
options require a significant amount of land to properly filter runoff. Therefore, the
applicant has proposed a number of water quality treatment facilities that will treat
runoff, but require less space.

The project includes the construction of 15 new storm drain inlets installed to capture
flow from the road. These storm drains will be improved with modular wetlands, a type
of stormwater treatment system described below, designed to effectively treat all of the
runoff before entering into San Dieguito River/Lagoon. The project will also include a
small median which will be designed to catch super-elevated flows that may not
otherwise reach the storm proposed storm drain system. The proposed median will then
treat runoff by filtration through a modified cobble stone - rain garden. These elements
will be implemented throughout the project footprint and within the public right-of-way.
The modular wetland systems will be located directly adjacent to the curb inlets along the
south side of the project.

Description of Rain Garden
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The Rain Garden will treat for sediment, trash, metals, bacteria, oil and grease and
organics at a high level of removal efficiency. The Rain Garden provides a higher level
of treatment for several pollutants of concern in comparison to alternative Green Streets
Elements. In the event that low runoff occurs during a water quality storm event, the
Rain Garden was configured in such a way as to receive, collect, and treat runoff from the
super elevated portion of Via De La Valle.

Description of Modular Wetlands

Fifteen (15) Linear Hybrid Stormwater Filtration Systems are proposed and can be
described as a self-contained treatment system that includes capture of runoff, screening
for large debris, removal of sediment, and filtration, prior to conveyance of the runoff to
the San Dieguito River and Lagoon.

The Commission’s water quality technical staff have reviewed the water quality
treatment proposal and concluded that as proposed, the project will adequately treat all
runoff prior to the water entering into the watershed. Technical staff also agrees that the
proposed improvements will result in a significant improvement over existing conditions.
In order to ensure that the development includes the proposed water quality
improvements, Special Conditions No. 6 requires the applicant to submit, for review and
approval of the Executive Director, a final Water Quality Technical Report for Post-
Development Water Quality Protection that is in substantial conformance to previously
submitted proposals. In addition, Special Condition No. 9 further requires the applicant
to submit an Operation and Maintenance plan to ensure that both the proposed rain
garden and modular wetlands are maintained in good working order.

The proposed development will also require a significant amount of grading. Specifically,
the expansion of the roadway and various associated improvements will result in
approximately 12,800 cubic yards (cy) of excavation and 82,300 cy of fill. Thus, overall,
the project would import 69,500 cy of clean fill. Due to the amount of proposed grading,
as well as the site’s proximity to an impaired coastal water body, the project has the
potential to temporarily impact the surrounding water quality during construction. To
date, the applicant has not submitted a plan for how to prevent, minimize, and/or mitigate
for these potential impacts. As such, a number of special conditions have been imposed
to assure proper and adequate protection of surrounding water quality. Specifically,
Special Condition No. 7 requires the applicant to submit a Construction Phase
Management Plan for the review and approval of the Executive Director that includes
measures that directly address construction phase water quality concerns, such as removal
of debris, proper handling of petroleum products, as well as spill prevention and control
measures. In addition, Special Condition No. 10 requires the applicant to submit a
Grading/Erosion Control Plan. Special Condition No. 10 includes measures such as
placement of silt fencing, sand bags and gravel bags during grading activities, additional
restriction if grading is proposed during the rainy season, installation of landscaping on
cut and fill slopes, and requires the site to be “secured” daily including through
placement of geotextiles, mats, fiber rolls, etc. It is only through the incorporation of the
above described conditions of approval that concerns regarding construction phase
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impacts to water quality have been appropriately addressed, consistent with the
applicable policies of the Coastal Act.

E. GEOLOGIC STABILITY
Section 30253 of the Coastal Act states:

New development shall do all of the following:

(a) Minimize risks to life and property in areas of high geologic, flood, and fire
hazard.

(b) Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or surrounding
area or in any way require the construction of protective devices that would
substantially alter natural landforms along bluffs and cliffs.

The proposed development includes the expansion of an existing roadway in an area that
is subject to geological hazards. The project site consists of moderate to steep canyon
and ridge topography to the north of the existing roadway and relatively flat to
moderately sloping terrain to the south. Stabilized Earth (MSE) retaining walls with a
maximum height of approximately 14 feet are proposed along the south side of the
roadway. In addition, several smaller retaining walls are proposed on the north and south
sides of the roadway (ref. Exhibit No. 16).

Geotechnical hazards have been identified within the vicinity of the project site.
Specifically, a geotechnical report submitted by the applicant identified two known and
two suspected landslide areas along the slopes to the north of the existing Via de la Valle
roadway. The project’s geotechnical consultant conducted gross slope stability analyses
of the existing slopes on the north side of Via de la Valle and identified two slopes with a
factor of safety of less than 1.5 under static conditions. In addition, several areas were
identified with potential surficial instability including rockfall and sloughing. The project
includes the installation of block walls at three locations and will increase the height of
one existing retaining wall in order to mitigate for potential rock fall hazard and safely
protect the roadway.

As previously described, due to the presence of ESHA along the north side of the
roadway, the majority of the expansion will occur south of the existing roadway. This
area is a mix of relatively flat land on the western portion of the project site, to
moderately sloping terrain on the eastern portion of the roadway. As such, a significant
amount of grading/fill will be necessary to create a level and stable area upon which to
expand the roadway. To facilitate this, an additional three additional retaining walls will
be constructed along the south side of the proposed roadway. Again, the Commission’s
engineer and geologist have reviewed these proposed structures and agree that they are
necessary to construct the roadway and have been properly engineered.
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To conclude, a number of geotechnical concerns have been raised by Commission staff
associated with the proposed development. Included in this are potential landslides
events falling onto the roadway along the north side of Via de la Valle, and adequate
engineering of the retaining walls proposed on the south side of the expanded roadway.
The Commission’s staff engineer and geologist have reviewed the proposed geotechnical
evaluations of the site as well as the proposed plans and have determined that the
proposed project can be found consistent with Coastal Act Section 30253. To ensure that
the development is undertaken as proposed, Special Condition Nos. 11 & 12 require the
applicant to submit final plans for the retaining walls proposed on the north and the south
side of Via de la Valle respectively. These special conditions specifically call out and
include all components of such plans that have been identified as critical through the
review of the subject CDP.

F. PusLIC VIEWS
Section 30251 of the Coastal Act states:

The scenic and visual qualities of coastal areas shall be considered and protected as
a resource of public importance. Permitted development shall be sited and designed
to protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of
surrounding areas, and, where feasible, to restore and enhance visual quality in
visually degraded areas. New development in highly scenic areas such as those
designated in the California Coastline Preservation and Recreation Plan prepared by
the Department of Parks and Recreation and by local government shall be
subordinate to the character of its setting.

The proposed project includes the expansion of an existing roadway from two to four
lanes. The expansion of the roadway will require the construction of retaining walls
north and south of the roadway and will include the planting of trees along the both sides
of the roadway. The project site is bounded by steep slopes to the north and an
embankment to the south. As one travels along this section of Vie da le Valle views of
the San Dieguito River Valley are available to the south along the San Dieguito River
Park property starting from the easternmost boundary the proposed expansion and
continue east until the Del Mar Horse Park property. There are also views of natural sand
stone bluffs and native habitat along the slopes north of the roadway (ref. Exhibit No.
10). In order to be found consistent with Section 30251 of the Coastal Act, development
along this roadway will need to protect the existing views to the maximum extent
practicable.

As proposed, the majority of development being proposed includes only at-grade
improvements and thus do not raise any concerns. However, the development will also
include the construction and/or re-enforcement of a number of retaining walls and
vegetation. Specifically, post-construction there will be a total of 6 retaining walls along
the north side of the roadway, and 4 retaining walls on the south side of the roadway.
Three of the retaining walls along the north side were previously constructed, and one of
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these walls (Retaining Wall No. 5) will be re-enforced as a component of the proposed
project. Specific dimensions for all the walls are provided in the table below:

Table 1
Retaining Wall No. Height (Maximum) Length (feet)

1 7.5 feet tall 175
2 3 feet tall 105
3 3 feet tall 165
4 5 feet tall 380
5 7.5 feet tall 365
6 5 feet tall 235
7 14 feet tall 410
8 14 feet tall 1610
9 3 feet tall 70

10 6 feet tall 310

The walls proposed on the south side of the roadway (retaining wall Nos. 7-10) will be
below the elevation of the proposed roadway and thus will not obstruct any existing
views to the river valley. The retaining walls will not be visible from surrounding lagoon
trails. Thus, as proposed, the retaining walls proposed along the south side of Via de la
Valle can be found consistent with Section 30251 of the Coastal Act.

The walls along the north side of the roadway will be between 3.0-7.5 feet tall and vary in
distance from 105-380 feet in length. In 2003, the Commission approved the
construction of three retaining walls (Retaining Wall Nos. 1, 4, 5) and that staff report
included the following findings:

The applicant proposes to address three potentially unstable rock areas along the
bikeway alignment on the north side of Via de la Valle by installing block walls or k-
rails along with partial or complete removal of existing slope wash consisting of
loose soil and rocks. There will be one wall approximately 5-7 feet high and 141 feet
long, one wall approximately 2-4 feet high and 363 feet long, and one wall
approximately 2-4 feet high and 366 feet long. The walls will be adjacent to existing
sandstone bluffs, and will not impact current views to the south which include the San
Dieguito River valley.

The applicant currently proposes to make all of the walls over six feet in height and
over 50 feet long an earthtone/sandstone color and textured with a decorative rock
face finish to help the walls blend with the adjacent sandstone slopes and minimize
visual impacts. However, for consistency and a continuous appearance of natural
surfaces, Special Condition #5 requires that all walls be finished as described above,
for maximum protection of visual resources. Therefore, the Commission finds the
proposed development, as conditioned, consistent with Section 30251 of the Act.

The Commission finds that the above conclusions also apply to the current proposal.
Specifically, the proposed retaining walls are of similar height and will be colored and
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textured to match the surrounding sandstone bluff. As such, Special Condition No. 13
requires that all walls be finished as described above, for maximum protection of visual
resources. Therefore, the Commission finds the proposed development, as conditioned,
consistent with Section 30251 of the Act.

With regard to proposed landscaping, trees of various heights including Torrey Pines are
proposed along the south side of Via de la Valle. Again, a portion of this area currently
provides unobstructed views of the San Dieguito River Valley. Specifically, views are
available along the San Dieguito River Park property starting from the beginning of the
project site and continue east until you reach the Del Mar Horse Park property (ref.
Exhibit No. 10). Once at the Horse Park, views become obstructed by both existing
vegetation and various structures. As such, there is the potential that the trees proposed
on the portion north of the San Dieguito River Park could obstruct existing views of the
River Valley. However, the submitted landscaping plan includes three large view
corridors (ref. Exhibit No. 4). Therefore, as proposed, a significant amount of the
existing views will be preserved through the establishment of the proposed view corridors
and, while some of the current views will be obstructed by the proposed trees, this
vegetation will also serve to frame existing/maintained views, and trees also contribute
to the scenic quality of the environment. In order to assure the landscaping will be
installed as currently proposed by the applicant, Special Condition No. 3 requires the
applicant to undertake development in conformance with the approved final landscaping
plans unless the Commission amends this permit or the Executive Director determines
that no amendment is legally required for any proposed minor deviations.

G. GROWTH INDUCING DEVELOPMENT
Coastal Act Section 30250(a) states:

(a) New residential, commercial, or industrial development, except as otherwise
provided in this division, shall be located within, contiguous with, or in close
proximity to, existing developed areas able to accommodate it or, where such areas
are not able to accommodate it, in other areas with adequate public services and
where it will not have significant adverse effects, either individually or cumulatively,
on coastal resources ....

Given that the proposed development involves the widening of a major east/west coastal
access route, the project raises the concern that road will be growth inducing in a location
not appropriate to accommodate it. To be found consistent with Section 30250(a) of the
Coastal Act, the Commission must find that the project is being proposed to serve
existing development or that if it would accommodate new development, such
development must be at planned and approved densities. In this case, both the project
site as well as the surrounding area, San Dieguito River Valley, is an area of deferred
certification and thus any such growth occurring within the coastal zone would need to be
consistent with the Chapter 3 policies of the Coastal Act. In addition, while there is still
some potential for development is this area, it is highly limited by existing development,
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floodplain, open space/parkland land uses as well as the presence of ESHA (CSS as well
as wetlands).

In addition, as detailed above under Section A (Project Description) the intent of the
roadway expansion is to accommodate existing traffic. As described above under Section
C (Public Access) the project is also being proposed to help alleviate peak hour/special
event traffic congestion. Although not part of the City’s certified LCP, the Via de la
Valle Community Plan was approved by the City of San Diego in 1984, and has
identified this section of roadway to be four-lanes since its inception. In addition, the
environmental document for the Black Mountain development (multi-use 1400-acre
development plan) that facilitated the subject proposal indicates that the Level of Service
(LOS) for this section of Via de la Valle is already failing at LOS F. The Commission
therefore finds that the proposed project will not be growth inducing in a manner that will
result in development in areas not able to accommodate it, consistent with Section 30250
(a) of the Coastal Act.

H. CULTURAL RESOURCES
Coastal Act Section 30244 states:

Where development would adversely impact archaeological or paleontological
resources as identified by the State Historic Preservation Officer, reasonable
mitigation measures shall be required.

Coastal Act Section 30244 states that reasonable mitigation measures shall be required
where development would adversely impact archaeological and paleontological
resources. These resources may include sacred lands, traditional cultural places and
resources, and archaeological sites. The project is located in an area known to contain
historic and cultural resources. In response to this, two field/archival investigations were
undertaken associated with the review of the environmental document in 2011 and 2012.
A total of five archeological sites were identified, three of which were determined to be
significant. Specifically, a number of human remains, stone artifacts, marine shell, and
ceramic sherds were identified. The County Medical Examiner’s Office contacted the
Native American Heritage Commission (NAHC) and the NAHC identified the Kumeyaay
Cultural Repatriation Committee (KCRC) as the Most Likely Descendent of Contact. All
probable human bone remains were delivered to a representative of the KCRC.

Because the proposed Via de la Valle road widening project would impact significant
archeological resources, mitigation measures are required. The preferred mitigation is
avoidance or preservation in place. Avoidance of the identified sites is not feasible
because of the excavation required for construction of a stable roadway. As such,
alternative measures have been required through the certification of Mitigated Negative
Declaration for Project No. 12657, which includes measures from the Mitigation,
Monitoring and Reporting Program as follows:

1) Implementation of an Archeological Data Recovery Program;
2) All excavation/fieldwork will be observed by a Native American Monitor;
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3) Curation of all materials will be prepared in compliance with local, state and
federal standards; and

4) All identified human remains shall remain in place until cleared by the Most
Likely Descendent and the Project Archaeologist;

As such, the project, as modified by the Mitigated Negative Declaration, includes
adequate mitigation measures to protect cultural resources consistent with Section 30244
of the Coastal Act. To assure that development is undertaken consistent with these
requirements, Special Condition No. 20 requires the applicant to adhere to all the
conditions of approval associated with the City of San Diego’s Site Development Plan
including the requirements placed on the project by the Mitigation, Monitoring and
Reporting Program for Mitigated Negative Declaration No. 12657 (ref. Exhibit No. 15).
Thus, as conditioned, no impacts to cultural and paleontological resources are anticipated.

l. RIGHT-OF-WAY ACQUISITION AND ASSOCIATED AMENDMENTS TO
CDP No. 6-82-519 AND DEED RESTRICTION NoO. 83-077291

A portion of the proposed development is located on property not currently owned by the
applicant or the City of San Diego. As such, the project will include acquisition of land
on a number of parcels. Specifically, the project will require Right-of-Way (ROW) or
slope easement acquisition from the San Dieguito River Park, the 22" DAA’s Del Mar
Horse Park property, Mary’s Tack and Feed (private business) and All Creatures
Veterinary Hospital (private business). The acquisition process associated with roadway
expansions is typically lengthy and has not been completed or formalized to date for the
subject project. As such, Special Condition No. 16 requires the applicant to submit
evidence that all other owners of property on which development authorized by this CDP
will take place: (1) have provided the Permittee with the legal authority to undertake
development on their property pursuant to the terms and conditions of this CDP; (2) have
acknowledged that, as landowner of property on which a portion of the development
covered by this permit will be undertaken, is bound by all terms and conditions of the
CDP applicable to the portions of the project occurring on their property.

In addition, there is an existing CDP and Deed Restriction that will need to be amended

in order to facilitate to proposed development. Specifically, a portion of the roadway and
associated improvements is located in an area that has been restricted from development
by the Coastal Commission. Coastal Development Permit No. 6-82-519 was approved by
the Commission in 1982 and permitted the subdivision of a 2.94 acre parcel (All
Creatures Veterinary site) and construction of an 8,000 sq. ft. commercial retail building
and 50 space parking area, which is now Mary’s Tack and Feed. As a condition of this
approval, a deed restriction was required that prohibited development on an open space
area in that was considered to be within the floodplain. The proposed road widening is
located within this deed restricted area (ref. Exhibit No. 12).

However, in 2010, the owner of the All Creatures Veterinary Hospital submitted an

amendment requesting removal of this development restrictions on this area. It was at
this time that the Commission’s engineer determined that since the time the open space
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restriction was imposed, the site has been legally modified several times, including
grading and improvements (driveways, parking, landscaping, etc.) within the restricted
area and that these permitted activities resulted in a change to the location of the
floodplain. Thus, the Commission approved modifying the location of the open space
deed restricted area to better match the existing floodplain (ref. Exhibit No. 12). This
permit, however, was never issued and has since expired. The outdated deed restricted
area remains. The proposed road widening is located within the area of deed restriction
that the Commission has already determined no longer contains floodplain. There are no
other sensitive resources within the proposed development area. Thus, while it is
necessary to amend the deed restriction to allow for construction of the roadway, such an
amendment will not result in any impacts to coastal resources. To ensure the process is
completed, Special Condition Nos. 14 & 15 require the applicant to provide evidence
that the deed restriction and CDP 6-82-519 have been amended to conform to the terms
and conditions of this CDP.

J. DEVELOPMENT IN THE FLOODPLAIN
Coastal Act Section 30231 states:

The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine
organisms and for the protection of human health shall be maintained and, where
feasible, restored through, among other means, minimizing adverse effects of waste
water discharges and entrainment, controlling runoff, preventing depletion of ground
water supplies and substantial interference with surface water flow, encouraging
waste water reclamation, maintaining natural vegetation buffer areas that protect
riparian habitats, and minimizing alteration of natural streams.

Coastal Act Section 30236 states:

Channelizations, dams, or other substantial alterations of rivers and streams shall
incorporate the best mitigation measures feasible, and be limited to (I) necessary
water supply projects, (2) flood control projects where no other method for
protecting existing structures in the floodplain is feasible and where such protection
is necessary for public safety or to protect existing development, or (3) developments
where the primary function is the improvement of fish and wildlife habitat.

The subject site is located adjacent to and north of San Dieguito River and Lagoon (ref.
Exhibit No. 3). Because of the potential for adverse impacts on both downstream areas
and habitats, development in the floodplain is limited under the Coastal Act. Floodplains
are an important part of many ecosystems and development within such floodplains can
present a danger to the proposed structures as well as impact downstream resource.

In this case, the Mitigated Negative Declaration for the project includes a small portion of
development located within the 100 year floodplain. This development includes a
portion of one the proposed headwall/outlet structures, as well as a portion of a retaining
wall and associated slope in the south side of the roadway just east of Via del Cafion.
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However, in this particular case, the proposed structures have been designed such that
they will be elevated above the 100-floor area, and thus will not substantially alter or
channelize a river or stream. Furthermore, the proposed structures take up a very small
section of the floodplain, would be able to stand periodic flooding and will not impede
the flow of flood waters. Additionally, the Del Mar Horse Park is located between the
river and the project site (ref. Exhibit No. 3) and includes a number of structures, stables,
corrals, etc., thus the risk that flood waters would reach the project site is low. Therefore,
the proposed development can be found consistent with Coastal Act Section 30236.
Special Condition No. 17 is imposed and requires the applicant to acknowledge that this
facility is in a hazardous location and indemnify the Commission from any liability
associated with the facilities approved herein.

As discussed in Section I above, a second portion of the proposed development is located
in an area that was at one time considered floodplain (ref. Exhibit No. 11). However, in
2010 and associated with CDP No. 6-82-519-A3, the floodplain was reassessed by the
Commission. It was determined at that time that the floodplain had shifted and was now
located further south of the site. As such, this portion of the roadway is not located in a
current floodplain and therefore does not raise any additional Coastal Act consistency
concerns.

K.  OTHER AGENCY APPROVALS

Other required approvals are from the City of San Diego and the County of San Diego.
While the City has approved a site development plan for the project, no final approvals
have been issued and thus, these considerations are in process. In order to assure that no
unforeseen project changes are required with such approvals, Special Condition No. 18
requires the applicant to submit evidence of other agency approvals prior to
commencement of any construction activities associated with the subject CDP.

L. CONFLICT RESOLUTION
Coastal Act Section 30007.5 states:

The Legislature further finds and recognizes that conflicts may occur between one or
more policies of the division. The Legislature therefore declares that in carrying out
the provisions of this division such conflicts be resolved in a manner which on
balance is the most protective of significant coastal resources. In this context, the
Legislature declares that broader policies which, for example, serve to concentrate
development in close proximity to urban and employment centers may be more
protective, overall, than specific wildlife habitat and other similar resource policies.

Coastal Act Section 30200(b) states:
Where the commission or any local government in implementing the provisions of this

division identifies a conflict between the policies of this chapter, Section 30007.5
shall be utilized to resolve the conflict and the resolution of such conflicts shall be
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supported by appropriate findings setting forth the basis for the resolution of
identified policy conflicts.

As noted previously in this report, the proposed project is inconsistent with Section
30240, which bars all development in ESHA that does not depend on the resource and
bars development in ESHA buffers that could disrupt the habitat. However, as explained
below, denying or modifying the proposed project to eliminate the inconsistency would
lead to nonconformity with other Coastal Act policies; namely, the requirements of
Section 30210 to maximize public access to coastal resources and the requirements of
Sections 30230 and 30231 to protect water quality. The project also promotes access via
the fulfillment of Coastal Act Sections 30252 (facilitating public transit) and 30253
(compliance with air quality requirements and minimization of energy and of automobile
miles traveled).

When a proposed project is inconsistent with a Chapter 3 policy, and denial or
modification of the project would cause inconsistency with another policy, Section
30007.5 of the Coastal Act provides for resolution of the policy conflict. In this case, the
Commission finds there is a conflict and further that it may resolved via Section 30007.5.

Analysis
Based on the Commission’s history and practice, resolving conflicts through application
of Section 30007.5 is carefully analyzed according to the following seven steps:

1) The project, as proposed, is inconsistent with at least one Chapter 3 policy;

2) The project, if denied or modified to eliminate the inconsistency, would affect
coastal resources in a manner inconsistent with at least one other Chapter 3 policy
that affirmatively requires protection or enhancement of those resources;

3) The project, if approved, would be fully consistent with the policy that
affirmatively mandates resource protection or enhancement;

4) The project, if approved, would result in tangible resource enhancement over
existing conditions;

5) The benefits of the project are not independently required by some other body of
law;

6) The benefits of the project must result from the main purpose of the project, rather
than from an ancillary component appended to the project to “create a conflict”;
and,

7) There are no feasible alternatives that would achieve the objectives of the project
without violating any Chapter 3 policies.

Step 1—inconsistency
For the Commission to apply Section 30007.5, a proposed project must be inconsistent
with an applicable Chapter 3 policy. As explained above, approval of the proposed

development would be inconsistent with provisions of Coastal Act Section 30240(a),
which strictly limits development in ESHA to uses dependent on the resource.
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While the applicant has avoided and minimized the project’s impacts to ESHA as much
as is feasible, the Via de la Valle widening will nevertheless impact approximately 0.15
acres of Coastal Sage Scrub, which the Commission’s biologist has determined to be
ESHA. Widening the road is not considered a resource dependent use. Thus, the project
is inconsistent with this Chapter 3 policy.

Step 2—affirmative mandates

The project, if denied or modified to eliminate the inconsistency, would affect coastal
resources in a manner that is inconsistent with at least one other Chapter 3 policy. The
inconsistency must arise from a policy that affirmatively mandates protection or
enhancement of coastal resources.

In this case, the affirmative mandate is to maximize public access to the coast and coastal
resources (8 30210). Section 30210 further requires that recreational opportunities be
provided for all the people as consistent with other legal rights and environmental
protection.

This project would facilitate and increase public access to the coast. As detailed above in
the Public Access section, the widening would alleviate unacceptable levels of traffic
along a major corridor to the beach. As previously described, Via de la Valle is a part of
a major east-to-west accessway, and provides the only major coastal access route
between State Routes 78 and 56. Additionally, this section of Via de la Valle is often
subject to unusually high amounts of traffic associated with both the San Diego County
Fair and the Del Mar horse racing season, which periodically and regularly impacts
coastal access. As such, if allowed to remain at its current width traffic will continue to
remain at a LOS F level at certain times, interfering with the public’s access to the coast
and possible discouraging recreational opportunities at the beach. Hampering access is
inconsistent with the access policies of the Coastal Act.

The project also promotes the fulfillment of Coastal Act Sections 30230 (marine
resources; maintenance), and 30231 (biological productivity; waste water). The
Commission has an affirmative mandate to maintain and enhance the waters of the
lagoon, to sustain its biological productivity, as well as to control runoff and to minimize
the adverse effects of waste water discharges into the lagoon. As detailed above in the
Water Quality section, currently only a portion of the runoff from the existing roadway is
treated, and all of the runoff currently flows to the San Dieguito Lagoon. The mouth of
the San Dieguito River is listed as a 303(d)-impaired water body for elevated coliform
bacteria. Post-construction, all runoff will be treated by the proposed water quality
improvements, thereby reducing the pollutant load and bacteria levels reaching lagoon
waters.

Furthermore, the addition of bicycle lanes and pedestrian sidewalks, in addition to
directly providing a safer, more useable public accessway, will better facilitate non-
motorized transportation, which promotes the fulfiliment of Coastal Act Sections
30253(d) (minimization of automobile miles traveled). Finally, the extension of the
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roadway will facilitate better public transit and shuttle services and will therefore
promote the fulfillment of 30252 (facilitating public transit).

Step 3—approval to be consistent with affirmative mandates

The project, if approved, would be fully consistent with the policy that affirmatively
mandates resource protection or enhancement. This ensures that the mandates not only
form the basis for conflict resolution, at least in part, but also that the mandates are
specifically fulfilled through approval of the project as conditioned. If the Commission
were to interpret Section 30007.5 otherwise, then a proposal that offered slight
improvements over existing conditions could result in a conflict that would allow the use
of Section 30007.5. The Commission has previously found that the conflict resolution
provisions were not intended to apply to such minor incremental improvements. (E.g.,
CDP No. 2-12-014.)

In this case, the proposed project, if approved as conditioned, would provide safe access
to the coast and would improve water quality in the adjacent coastal lagoon; and, is
therefore full consistent with the mandates maximizing public access (8 30210) and
protecting/improving water quality (88 30230, 30231). Access is also improved via
facilitating public transit (§ 30252), and reducing miles traveled (§ 30253(d)).

Step 4—tangible resource enhancement

The project, if approved, would result in tangible resource enhancement over existing
conditions. First, the expanded roadway will help maximize access to the coast by
providing faster access along a major route to the beach that is typically subject to large
amounts of traffic. Second, the project will improve the water quality of the adjacent
lagoon by providing new, improved, and additional treatment to the roadway runoff.

As described above in the Public Access Section, the existing roadway only currently
provides for motor vehicle access and limited bicycle access. The project will include the
construction of bike paths on both side of the road as well as a pedestrian sidewalk on the
south side of the road. Thus, the project will result in ensuring a more

“complete street” (serving multiple modes of travel and promoting alternative modes of
transportation).

Step 5—benefits separate from other legal requirements

The Commission may not use “outside” benefits to find tangible resource enhancement;
the project’s anticipated benefits must be independent of other legal requirements. For
example, mitigation required by federal agencies, such as for a clean water permit or a
take permit, may not be used to support conflict resolution under section 30007.5.

In this case, the project’s benefits to coastal access and water quality are independent of
other law. In particular, maximizing public access is one of the main principles of the
Coastal Act, along with protecting and when feasible, enhancing natural resources in the
Coastal Zone environment. (See § 30001.5(c).)
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Step 6—benefits arise from the main purpose of the project

The benefits of the project must result from the main purpose of the project, rather than
from an ancillary component appended to the project to artificially create a conflict. A
project’s benefits to coastal resources must be integral to the project purpose. If the
project is inconsistent with a Chapter 3 policy, the main elements of the project must
curtail the ongoing degradation of a resource the Commission is charged with enhancing.
An applicant many not “create” a conflict by adding an independent component to the
project to remedy the ongoing degradation of a resource protected by the Coastal Act
because such actions would be ancillary to the project purpose, and not integral, as
required by statute. Without this step, applicants could create a conflict and then request
that the Commission use Section 30007.5 to approve otherwise unapprovable projects.
The balancing provisions of the Coastal Act were not intended to foster such an artificial
and easily manipulated process, and were not designed to barter amenities in exchange
for project approval.

The main purpose of this project is to widen part of a major corridor that reaches the
beach, improve the treatment of runoff from the existing and proposed roadway,
encourage recreation and alternate transit by adding bicycle lanes, and relieve traffic
congestion that can discourage drivers from going to the beach and enjoying coastal
resources. The primary benefit of access to the coast and coastal access arises directly
from the main purpose of the project.

Step 7—no feasible alternatives

There are no feasible alternatives that would achieve the objectives of the project without
violating any Chapter 3 policies. AS explained above, the applicant and Commission staff
worked exhaustively to avoid and minimize impacts to coastal resources by considering
various designs to the project, to arrive at a feasible alternative that creates the fewest
impacts. The only alternatives remaining would involve a different routing; however,
other routing alternatives present the same Coastal Act inconsistency, as they would also
go through habitat. Any alternative location that shifted the roadway to the south,
potentially avoiding the particular ESHA impacts associated with the proposed project,
would adversely affect the coastal resources of San Dieguito River and Lagoon,
inconsistent with Coastal Act policies.

Thus, at this time there is no viable alternative that would satisfy all Chapter 3 policies.
Building this project will impact about a half-acre of ESHA. As the project would avoid
ESHA and minimize impacts to ESHA Dby its design, further reduction of impacts is
infeasible.

Conclusion

Based on the above, the Commission finds that the proposed project presents a conflict
between Section 30240 and Sections 30210, 30230, and 30231. Denial of the project
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would interfere with the Commission’s mandate to maximize access, protect the lagoon
and maintain water quality.

The Commission may only resolve the conflict in a manner which on balance is the most
protective of significant coastal resources. Alternatives that would avoid impacting
ESHA is not feasible.

The Commission finds that on balance, approval of the project as conditioned is most
protective of the significant coastal resources. This will achieve the underlying goals in
the proposed project while maximizing access, improve water quality in the adjacent San
Dieguito River/Lagoon watershed, and additionally will promote alternate transit and
reduce vehicle miles traveled.

M. LocAL COASTAL PLANNING

Section 30604(a) also requires that a coastal development permit shall be issued only if
the Commission finds that the permitted development will not prejudice the ability of the
local government to prepare a Local Coastal Program (LCP) in conformity with the
provisions of Chapter 3 of the Coastal Act. In this case, such a finding can be made.

The project is located within the City of San Diego. The City has two Community Plans
that include this area; the North City Future Urbanizing Areas — Subarea 1l and the Via de
la VValle Community Plan area. However, neither of these documents are a part of the
City’s LCP and the project site is located in an area of deferred certification, where the
Commission retains permit authority and Chapter 3 of the Coastal Act remains the legal
standard of review. As conditioned, the proposed development is consistent with Chapter
3 of the Coastal Act, and thus, approval of the development, as conditioned, will not
prejudice the ability of the City of San Diego to implement a certified LCP for the area.

N.  CALIFORNIA ENVIRONMENTAL QUALITY ACT

Section 13096 of the California Code of Regulations requires that a specific finding be
made in conjunction with coastal development permit applications showing the
application to be consistent with any applicable requirements of CEQA. Section
21080.5(d)(2)(A) of CEQA prohibits a proposed development from being approved if
there are feasible alternatives or feasible mitigation measures available which would
substantially lessen any significant adverse effect that the activity may have on the
environment. The City of San Diego, acting as lead agency, prepared an Initial
Study/Mitigated Negative Declaration (MND). The MND concluded that the project
would cause significant impacts to biology, land use and historical resources and
proposed various measures to mitigate all significant impacts. The Coastal
Commission’s review and analysis of land use proposals has been certified by the
Secretary of Resources as being the functional equivalent of environmental review under
CEQA. The preceding coastal development permit findings discuss the relevant coastal
resource issues with the proposal, and the permit conditions identify appropriate
modifications to avoid and/or lessen any potential for adverse impacts to said resources.
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All public comments received to date have been addressed in the findings above, which
are incorporated herein in their entirety by reference.

The Commission finds that only as modified and conditioned by this permit will the
proposed project avoid significant adverse effects on the environment within the meaning
of CEQA. As such, there are no additional feasible alternatives or feasible mitigation
measures available which would substantially lessen any significant adverse
environmental effects which approval of the proposed project, as conditioned, would
have on the environment within the meaning of CEQA. Thus, if so conditioned, the
proposed project will not result in any significant environmental effects for which
feasible mitigation measures have not been employed consistent with CEQA Section
21080.5(d)(2)(A)

(I\MSWord\W14d-12-2016.docx)
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APPENDIX A — SUBSTANTIVE FILE DOCUMENTS

Mitigated Negative Declaration for Project No. 12657;

City of San Diego Site Development Permit No. 12657;

California Coastal Commission Coastal Development Permit No. F9010 &
F9010-A3;

California Coastal Commission Coastal Development Permit No. 6-82-519;
California Coastal Commission Coastal Development Permit No. 6-08-056;
California Coastal Commission Coastal Development Permit No. 6-03-095;
California Coastal Commission Coastal Development Permit File No. 6-15-0279;
John M. Monk Development & Construction Co. Recorded Document No. 83-
077291

Pardee Homes Deed Restriction Recorded Document No. 2010-0479329;
Pardee Homes Deed Restriction Recorded Document No. 2010-0687461;
Pardee Homes Public Access Deed Restriction Document No. 2012-0549750;
Water Quality Technical Report for Via de la Valle prepared by Rick Engineering
and dated (as revised) September 6, 2011;

Addendum to Water Quality Technical Report for Via de la Valle prepared by
Rick Engineering and dated March 30, 2012;

Drainage Study for Via de la Valle prepared by Rick Engineering and dated (as
revised) April 5, 2011,

Biological Technical Report for Via de la Valle Widening Project prepare by
recon and dated June 19, 2012;

Coastal Sage Scrub Restoration Plan for the Via de la Valle Road Widening
Project prepared by Recon and dated June 13, 2016 and as revised on August 3,
2016;

Preliminary Geotechnical Investigation Via de la Valle Street Widening prepared
by Geocon Incorporated and dated November 9, 2011,

Final Summary of Compacted Fill letter from Construction Testing and
Engineering, Inc., dated February 25, 2009;

Letter from Recon dated February 3, 2016, March 7, 2016;

Letters from Rick Engineering dated July 1, 2015, June 21, 2016; July 20, 2016;
August 2, 2016; August 4, 2016; September 8, 2016; September 15, 2016
including all attachments;

Letter from Geocon Inc. dated August 16, 2016 and as revised on August 17,
2016;

Letter from the City of San Diego dated October 31, 2016
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PARTIAL DEMOLITION KEYNOTE

SYMBOL DESCRIPTION

: EXISTING PLANTING TO REMAIN AND TO BE
PROTECTED IN PLACE. INCLUDING EXISTING PINUS
TORREYANA
EUCALYPTUS GROVE
[D-103} EXISTING PLANTING TO REMAIN AND BE
PROTECTED IN PLACE. INCLUDING EXISTING PINUS
TORREYANA ‘
EUCALYPTUS GROVE
\' \\\\\\ EUCALYPTUS GROVE
ANCRURNNNNAN
C N O EUCALYPTUS GROVE
5107 EUCALYPTUS GROVE

lw)
Q
x

EUCALYPTUS GROVE

EUCALYPTUS GROVE
EUCALYPTUS GROVE
EERHT EUCALYPTUS GROVE
EUCALYPTUS GROVE
EUCALYPTUS GROVE
EUCALYPTUS GROVE
EUCALYPTUS GROVE
o EUCALYPTUS GROVE
E PINUS TORREYANA
LL) D118 PINUS TORREYANA
(V)
LL]
LLl
(Vo)
LL @ EXISTING PLANTING TO REMAIN AND BE
> PROTECTED IN PLACE
— EXISTING TREE OR GROVE OF TREES TO BE
T REMOVED
\,;) . | o "
Z ""PPROVED EXHIBIT A’ |
= 30JECT NO.__ IS 7
APPROVAL NO(s). SDP 20300
APPROVED BY: HEKREEL Vi, Pk l
Dot o gl
PP i / 7A | , ﬂl A
DiIGNA T UNRE y, o
NI
IN\UTL O U

1. NO TREES OR SHRUBS GREATER THAN 3 FEET IN HEIGHT AT
MATURITY ALLOWED WITHIN 10 FEET HORIZONTALLY OF
ANY SEWER MAIN OR SEWER LATERAL. NO TREES OR SHRUBS
GREATER THAN 3 FEET IN HEIGHT AT MATURITY ALLOWED
WITHIN ANY SEWER EASEMENT. NO PRESSURIZED LANDSCAPE
IRRIGATION MAINS ALLOWED WITHIN ANY SEWER EASEMENT.

REFERENCE NOTES

FOR FULL DEMOLITION LEGEND SEE SHEET 16

Prepared By:

Name: WIMMER YAMADA AND CAUGHEY Revision 14:
Revision 13:
DEMOL'TION PLAN N 0 25' 50' 100" Address: 3067 Fifth Avenue Revision 12:
| I—I ,—l SAN DIEGO, CA. 92103 Revision 11:
SCALE 1" = 504" Phone #: (619) 232—4004 Revision 10:
A Revision 9: 08-02-13
Project Address: Revision 8: 12-06—-11
2600 — 3200 Block of Revision 7: 08—-29—-11
Via De La Vadalle Revision 6: 04_03_11
Street Widening Revision 5: 04-01-05
Revision 4: 11-24-04
. ' Project Name: Revision 3: 09-23-04
winimer L:/,/’/:’/’/// : Via De La Valle Revision 2: 08-27-04
Yamadg | ﬁ Street Widening Revision 1: 04-30-04
. L
. . 07-30-03
CaU he //L/"\ Original Date:
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en an
Landscape Architecture | Environmental Planning DEMO SHT 9 GS 5 andscape e\lsee:;por;?ﬁon T Sheet of
3067 Fifth Avenue, San Diego, California 92103.5840 -
 619.237.4008 3 619,552,064 wATySCcom PLTGSHT 1T PLTGSHT 12 DEMOSHT8 PLTGSHT 14 oep 4 42—1893
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\ o PARTIAL DEMOLITION KEYNOTE

SYMBOL DESCRIPTION

EXISTING PLANTING TO REMAIN AND TO BE
‘ R PROTECTED IN PLACE. INCLUDING EXISTING PINUS
AN W TORREYANA
EUCALYPTUS GROVE

v,
’y

s/,
~ 7

EXISTING PLANTING TO REMAIN AND BE
PROTECTED IN PLACE. INCLUDING EXISTING PINUS

o TORREYANA
—
I__ EUCALYPTUS GROVE
Lu.l:ll EUCALYPTUS GROVE
: ‘j/:’ EUCALYPTUS GROVE
o LL] EUCALYPTUS GROVE
y o N Vo) EUCALYPTUS GROVE
% EUCALYPTUS GROVE
— EUCALYPTUS GROVE
U EUCALYPTUS GROVE
|:<— EUCALYPTUS GROVE
> EUCALYPTUS GROVE
EUCALYPTUS GROVE
EUCALYPTUS GROVE
EUCALYPTUS GROVE
PINUS TORREYANA
PINUS TORREYANA
00 )
"
Ll
I EXISTING PLANTING TO REMAIN AND BE
W PROTECTED IN PLACE
LL] EXISTING TREE OR GROVE OF TREES TO BE
& REMOVED
Ll APPRG T
> PROVED EXHIBIT &'
I' ProJECT NO.__ IS T
O APPROVAL NOGs). SOP 26240
= APPROVE
< COMMISS / /
= SIGNATU ' WA //]//
1. NO TREES OR SHRUBS GREATER THAN 3 FEET IN HEIGHT AT
MATURITY ALLOWED WITHIN 10 FEET HORIZONTALLY OF
ANY SEWER MAIN OR SEWER LATERAL. NO TREES OR SHRUBS
GREATER THAN 3 FEET IN HEIGHT AT MATURITY ALLOWED
WITHIN ANY SEWER EASEMENT. NO PRESSURIZED LANDSCAPE
IRRIGATION MAINS ALLOWED WITHIN ANY SEWER EASEMENT.
) FOR FULL DEMOLITION LEGEND SEE SHEET 16
Prepared By:
Name: WIMMER YAMADA AND CAUGHEY Revision 14:
Revision 13:
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l/’x ; Original Date:
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PARTIAL PLANTING LEGEND

/ o S ' ;o ; S U . T \ \\\\\ v SLOPE TREES
[ 2 U0 Y Ao 25% 24" BOX, 75% 15 GALLON
@ CERCIS OCCIDENTALIS
PINUS TORREYANA
QUERCUS AGRIFOLIA

TORREY PINE
TORREY PINES TO BE PROVIDED AS MITIGATION
MEASURE FOR THE REPLACEMENT OF THE TWO
LARGES TORREY PINES WE ARE REMOVING. A TOTAL
OF (10) 15 GALLON PROPOSED TORREY PINES SHALL

g, BE INSTALLED.

. PINUS TORREYANA

STREET TREES

100% 24 " BOX
ARBUTUS UNEDO
HETEROMELES ARBUTIFOLIA

RN QUERCUS AGRIFOLIA
“COBBLE INMEDIAN ™.~ 1 TN |
,,,,, B T N N N S e N 7, Q 77
RN ‘ 7 SLOPE NATIVE SHRUB

i, i L e - 7 100% 1 GALLON
LA R — R o Nt e Y e e 3 TN L ' ARCTOSTAPHYLOS DENSIFLORA *HOWARD MCMINN'
R I e CEANOTHUS X "JOYCE COULTER®

HETEROMELES ARBUTIFOLIA

OPUNTIA FICUSINDICA

s

Qe S mvace
_ °9 0%". BB
S

-

\ A QUERCUS BERBERIDIFOLIA
MHPA BOUNDARY “ RHAMNUS CALIFORNICA
SALVIA APIANA

SALVIA SONOMENSIS

YUCCA WHIPPLEI

wwwwww

“« v e e e

AT SLOPE HYDROSEED

wwwwww

D

ARTEMISIA CALIFORNICA

****** ENCELIA CALIFORNICA
HETEROMELES ARBUTIFOLIA
LUPINUS TRUNCATUS
MIMULUS PUNICEUS
NASSELLA PULCHRA
PENSTEMON SPECTABILIS
PHACELIA CAMPANULARIA
RHUS INTEGRIFOLIA
RHUS OVATA

SISYRINCHIUM BELLUM

- DECOMPOSED %
* GRANITE WITHIN
PARKWAY' '

- |
: 7 B ——————
N { "
I R
DL S S N
" - T S ———— e - \
- Y [ —— g N
/ o N
S [ ~
v
T i
: {
: i )
A / i e
i [ : e L
7 . i e v
- .
' ;

‘\]ﬁ” ,,~r~|/ ‘] ‘) e e 7

NOTE: = .
STREET TREES WITHIN THE MHPA AREA TO BE P h

P
.

MATCHLINE SEE SHEET 12

NATIVE TREES ONLY. NO ARBUTUS UNEDO TO |’ N

BE PLANTED WITHIN THE MHPA BOUNDARY. RN _ HARDSCAPE LEGEND

S LANDSCAPE CONSTRUCTION
S SYMBOL DESCRIPTION
- | LANDSCAPE CALCULATIONS - SOUTH SIDE DECOMPOSED GRANITE
PER CITY OF SAN DIEGO LAND DEVELOPMENT CODE.
THESE CALCULATIONS ARE PROVIDED PER SHEET, FROM COBBLE, REFER TO CIVIL FOR SIZE AND COLOR
MATCHLINE TO MATCHLINE:

SLOPE: 14,408 SF
PLANTS REQUIRED: 144

NOTES
PLANTS PROVIDED: 150 [15 TREES AND 135 SHRUBS]

27 STREET TREES 1. NO TREES OR SHRUBS GREATER THAN 3 FEET IN HEIGHT AT
N MATURITY ALLOWED WITHIN 10 FEET HORIZONTALLY OF
N ANY SEWER MAIN OR SEWER LATERAL. NO TREES OR SHRUBS
GREATER THAN 3 FEET IN HEIGHT AT MATURITY ALLOWED
RS WITHIN ANY SEWER EASEMENT. NO PRESSURIZED LANDSCAPE

N

5 IRRIGATION MAINS ALLOWED WITHIN ANY SEWER EASEMENT.
APPROVED EXHIBIT ‘A"

RosECTNG (2GS REFERENCE NOTES

APPROVAL No(s)._SDP 80200 FOR FULL PLANTING AND HARDSCAPE LEGEND SEE SHEET 16
APPROVED By: i) SVCS TELT, FOR LANDSCAPE CONCEPT AND MAINTENANCE NOTES SEE SHEET 16
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(// Prepared By:
' Name: MER YAMADA AN. Revision 14:

Revision 13:
N 25" 50' 100' Address: 3067 Fifth Avenue Revision 12
PLANTING PLAN Rl SAN DIEGO, CA. 92103 rorion 111
W_ el gt Phone #: (619) 232—-4004 Revision 10:
SCALE: 1" = 504 # Reviein 08=05=13
Project Address: Revision 12-06-11
2600 — 3200 Block of Revision 08-29-11
Via De La Valle Revision 04-03-11
Street Widening Revision 04-01-05
Revision 11—-24-04

09-23-04
08—-27-04
04-30-04

Revision

. Project N :
\/Y\gwg /L///////// roject Tame Via De La Valle  poin
, B Street Widening Revision

Caughey DEMO SHT 10 Sheet Title: 16
11
DEMO SHT 9 PLTG SHT15 Landscape Development Plan Sheet of
3067 Fifth Avenue, San Diego, California 92103.5840

Planting Plan
T 619.232.4004 F 619.232.0640 WWW.wyac.com PLTG SHT 11 PLTGSHT 12 DEMO SHT 8 PLTG SHT 14 DEP # 42 - 1 8 9 3
PLTG SHT 13
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Original Date: 07-30-03
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MATCHLINE SEE SHEET11

GRANITE WI
PARKWAY

HPA BOUNDARY

DECOMPOSE

VIEW CORR

E

X2

G o U

2 e

' TO OPEN SPAQ

THIN

e

[APPROVED EXHIBIT A"

B ,_"}VPROJECT No._ @GS
APPROVAL NO(s), SOP 2020
pEV. SNsSa :

APPROVED BY: HEARN {

SIGNATURE 2L /] -

— T4

LANDSCAPE CALCULATIONS - SOUTH SIDE

PER CITY OF SAN DIEGO LAND DEVELOPMENT CODE.
THESE CALCULATIONS ARE PROVIDED PER SHEET, FROM
MATCHLINE TO MATCHLINE:

SLOPE: 7,900 SF
PLANTS REQUIRED: 79
PLANTS PROVIDED: 80 [9 TREES AND 70 SHRUBS

21 STREET TREES :

PLANTING PLAN

Wimmer
Yamada
and

Caughey
Landscape Architecture | Environmental Planning

3067 Fifth Avenue, San Diego, California 92103.5840
T 619.232.4004 F 619.232.0640 Www.wyac.com

0 25
LI

) 50' 100'

SCALE: 1" = 50'0"

0

= |

MATCHLINE SEE SHEET 13

;zzzszfffsz?;

DEMO SHT 10

DEMO SHT 9

PLTG SHT 11

PLTGSHT 12

DEMO SHT 8
PLTG SHT 13

PLTG SHT 14

PLTG SHT15

PARTIAL PLANTING LEGEND

SLOPE TREES

25% 24" BOX, 75% 15 GALLON
CERCIS OCCIDENTALIS

PINUS TORREYANA

QUERCUS AGRIFOLIA

TORREY PINE
TORREY PINES TO BE PROVIDED AS MITIGATION
MEASURE FOR THE REPLACEMENT OF THE TWO
LARGES TORREY PINES WE ARE REMOVING. A TOTAL
OF (10) 15 GALLON PROPOSED TORREY PINES SHALL
e BE INSTALLED.
.1 PINUS TORREYANA

STREET TREES

100% 24 " BOX

ARBUTUS UNEDO

HETEROMELES ARBUTIFOLIA
- QUERCUS AGRIFOLIA

SLOPE NATIVE SHRUB

S 100% 1 GALLON

< ARCTOSTAPHYLOS DENSIFLORA "HOWARD MCMINN®
CEANOTHUS X "JOYCE COULTER®
HETEROMELES ARBUTIFOLIA
OPUNTIA FICUS-INDICA
QUERCUS BERBERIDIFOLIA
RHAMNUS CALIFORNICA

SALVIA APIANA

SALVIA SONOMENSIS

YUCCA WHIPPLEI

RO SLOPE HYDROSEED
ARTEMISIA CALIFORNICA
ENCELIA CALIFORNICA
HETEROMELES ARBUTIFOLIA
LUPINUS TRUNCATUS
MIMULUS PUNICEUS
NASSELLA PULCHRA
PENSTEMON SPECTABILIS
PHACELIA CAMPANULARIA
RHUS INTEGRIFOLIA

RHUS OVATA
SISYRINCHIUM BELLUM

“ v v v

HARDSCAPE LEGEND

LANDSCAPE CONSTRUCTION
SYMBOL DESCRIPTION

DECOMPOSED GRANITE

' COBBLE, REFER TO CIVIL FOR SIZE AND COLOR

NOTES

1. NO TREES OR SHRUBS GREATER THAN 3 FEET IN HEIGHT AT
MATURITY ALLOWED WITHIN 10 FEET HORIZONTALLY OF
ANY SEWER MAIN OR SEWER LATERAL. NO TREES OR SHRUBS
GREATER THAN 3 FEET IN HEIGHT AT MATURITY ALLOWED
WITHIN ANY SEWER EASEMENT. NO PRESSURIZED LANDSCAPE
IRRIGATION MAINS ALLOWED WITHIN ANY SEWER EASEMENT.

REFERENCE NOTES

FOR FULL PLANTING AND HARDSCAPE LEGEND SEE SHEET 16
FOR LANDSCAPE CONCEPT AND MAINTENANCE NOTES SEE SHEET 16

Prepared By:
Name: MER _YAMADA AND CAUGHEY  Revision

Revision

»

o

Address: 3067 Fifth Avenue Revision 12:
SAN DIEGO, CA. 92103 Revision 11:
Phone #: (619) 232-4004 Revision 10:
Revision 9: 08-02-13
Project Address: ' Revision 8: 12—-06-11
2600 — 3200 Block of Revision 7: 08-29-11
Via De La Valle Revision 6: 04-03—-11
Street Widening Revision 5 04-01-05
Revision 4: 11-24-04
Project Name: Revision 3: 09-23-04
Via De La Valle Revision 2: 08-27-04
Street Widening Revision 1: 04-30-04
Original Date: 07-30-03
Sheet Title:
Landscape Development Plan Sheet 12 of 16
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PARTIAL PLANTING LEGEND

SLOPE TREES

25% 24" BOX, 75% 15 GALLON
CERCIS OCCIDENTALIS

PINUS TORREYANA

QUERCUS AGRIFOLIA

TORREY PINE
~ e T TORREY PINES TO BE PROVIDED AS MITIGATION
- MEASURE FOR THE REPLACEMENT OF THE TWO
T u o LARGES TORREY PINES WE ARE REMOVING. A TOTAL

o OF (10) 15 GALLON PROPOSED TORREY PINES SHALL
-~ EXISTING PLANTING o, BE INSTALLED.

~~"/\ TOREMAINALONG . % PINUS TORREYANA

STREET TREES

100% 24 " BOX

ARBUTUS UNEDO
HETEROMELES ARBUTIFOLIA
QUERCUS AGRIFOLIA

s
S SLOPE NATIVE SHRUB
i 100% 1 GALLON

g T T N :, N, { i e N N

et -\ A i e TN

. : ARCTOSTAPHYLOS DENSIFLORA *HOWARD MCMINN"®

e U PROPOSED RETAINING\X/ALL/ A VN L N I A o | | LN & GamemeSfE CEANOTHUS X "JOYCE COULTER®

N Vaw i D RETAINING WALL ™, RN N A 7S S NN U geconcnrass . SN N TN IS - SUR oW, SRS HETEROMELES ARBUTIFOLIA
A TQMATCH BXSTING SN o NN g Y Rt ' . OPUNTIA FICUSNDICA
QUERCUS BERBERIDIFOLIA
RHAMNUS CALIFORNICA
SALVIA APIANA
SALVIA SONOMENSIS
YUCCA WHIPPLEI

L

L

4',\ -
S A‘Q EX ’7 CA X ) X X L

SLOPE HYDROSEED

ARTEMISIA CALIFORNICA

— ENCELIA CALIFORNICA
HETEROMELES ARBUTIFOLIA
LUPINUS TRUNCATUS
MIMULUS PUNICEUS
NASSELLA PULCHRA
PENSTEMON SPECTABILIS
PHACELIA CAMPANULARIA
RHUS INTEGRIFOLIA
RHUS OVATA
SISYRINCHIUM BELLUM

A S W . S O B 05 ST 2SS

MATCHLINE SEE SHEET 12

;

VIEW CORRIDOR

DECOMPOSED

HARDSCAPE LEGEND

PARKWAY

i i ; . H H i H i H i /
/ i ; i H i H H ! ! { ;

LANDSCAPE CONSTRUCTION
SYMBOL DESCRIPTION

DECOMPOSED GRANITE

MATCHLINE SEE SHEET 14

COBBLE, REFER TO CIVIL FOR SIZE AND COLOR
LANDSCAPE CALCULATIONS - sSOUTH SIDE ;

PER CITY OF SAN DIEGO LAND DEVELOPMENT CODE.
THESE CALCULATIONS ARE PROVIDED PER SHEET, FROM /
MATCHLINE TO MATCHLINE:

NOTES

1.  NO TREES OR SHRUBS GREATER THAN 3 FEET IN HEIGHT AT
MATURITY ALLOWED WITHIN 10 FEET HORIZONTALLY OF
ANY SEWER MAIN OR SEWER LATERAL. NO TREES OR SHRUBS
GREATER THAN 3 FEET IN HEIGHT AT MATURITY ALLOWED
WITHIN ANY SEWER EASEMENT. NO PRESSURIZED LANDSCAPE
IRRIGATION MAINS ALLOWED WITHIN ANY SEWER EASEMENT.

SLOPE: 17,440 SF
PLANTS REQUIRED: 174 7
PLANTS PROVIDED: 189 [19 TREES AND 170 SHRUBS]

20 STREET TREES "

REFERENCE NOTES

PROJECT NO. |2ST o

L f ; . BV, WC%.QDD, Qi;n 1o FOR FULL PLANTING AND HARDSCAPE LEGEND SEE SHEET 16
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PARTIAL PLANTING LEGEND

SLOPE TREES

25% 24" BOX, 75% 15 GALLON
CERCIS OCCIDENTALIS
NN S { RN . PINUS TORREYANA

S s i ; »\. ) : ; ; B ey L ‘ \ \ SO . " :: OUERCUS AGRIFOL'A

TORREY PINE |
TORREY PINES TO BE PROVIDED AS MITIGATION
MEASURE FOR THE REPLACEMENT OF THE TWO
LARGES TORREY PINES WE ARE REMOVING. A TOTAL
OF (10) 15 GALLON PROPOSED TORREY PINES SHALL
g, BE INSTALLED.
§.% PINUS TORREYANA

STREET TREES

100% 24 " BOX

ARBUTUS UNEDO
HETEROMELES ARBUTIFOLIA
QUERCUS AGRIFOLIA

SLOPE NATIVE SHRUB

o ~ 100% 1 GALLON

L ARCTOSTAPHYLOS DENSIFLORA *HOWARD MCMINN®
CEANOTHUS X " JOYCE COULTER®
HETEROMELES ARBUTIFOLIA
OPUNTIA FICUS-INDICA
QUERCUS BERBERIDIFOLIA
RHAMNUS CALIFORNICA

SALVIA APIANA

SALVIA SONOMENSIS

YUCCA WHIPPLEI

EXISTING PLANTING —

s

MATCHLINE SEE SHEET 15

ISTING PLANTING -
TO REMAIN ALONG
SANTA FE DOWN

RIS SLOPE HYDROSEED

RILIY ARTEMISIA CALIFORNICA

SRS ENCELIA CALIFORNICA
HETEROMELES ARBUTIFOLIA
LUPINUS TRUNCATUS
MIMULUS PUNICEUS
NASSELLA PULCHRA
PENSTEMON SPECTABILIS
PHACELIA CAMPANULARIA
RHUS INTEGRIFOLIA
RHUS OVATA
SISYRINCHIUM BELLUM
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DECOMPOSED GRANITE

[ DECOMPQSED
GRANITE WITHIN
PARKWAY

T s RS COBBLE, REFER TO CIVIL FOR SIZE AND COLOR

MATCHLINE SEE SHEET 13

-\l v | LANDSCAPE CALCULATIONS  SOUTH SIDE

NOTES

1. NO TREES OR SHRUBS GREATER THAN 3 FEET IN HEIGHT AT
MATURITY ALLOWED WITHIN 10 FEET HORIZONTALLY OF

~ — ;, ANY SEWER MAIN OR SEWER LATERAL. NO TREES OR SHRUBS
APPROVED EXHIBIT "A GREATER THAN 3 FEET IN HEIGHT AT MATURITY ALLOWED
| WITHIN ANY SEWER EASEMENT. NO PRESSURIZED LANDSCAPE
 ROJECTNO_ 5T IRRIGATION MAINS ALLOWED WITHIN ANY SEWER EASEMENT.

. Lo
peesova. ot SE_Z2 REFERENCE NOTES

pey sves OepPT,
VED BY: H
aidhd) FOR FULL PLANTING AND HARDSCAPE LEGEND SEE SHEET 16
FOR LANDSCAPE CONCEPT AND MAINTENANCE NOTES SEE SHEET 16

PER CITY OF SAN DIEGO LAND DEVE}L’C/)PMENT CODE.
THESE CALCULATIONS ARE PROVIDED PER SHEET, FROM
MATCHLINE TO|MATCHLINE:

- SLOPE: 24,896 SF
PLANTS REQUIRED: 249
| PLANTS PROVIDED: 253 [28 TREES AND 225 SHRUBS]
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PARTIAL PLANTING LEGEND

SLOPE TREES

25% 24" BOX, 75% 15 GALLON
CERCIS OCCIDENTALIS

PINUS TORREYANA

QUERCUS AGRIFOLIA

TORREY PINE
TORREY PINES TO BE PROVIDED AS MITIGATION
MEASURE FOR THE REPLACEMENT OF THE TWO
LARGES TORREY PINES WE ARE REMOVING. A TOTAL
OF (10) 15 GALLON PROPOSED TORREY PINES SHALL
-y BE INSTALLED.
I PINUS TORREYANA

STREET TREES

100% 24 " BOX

ARBUTUS UNEDO
HETEROMELES ARBUTIFOLIA
QUERCUS AGRIFOLIA

E S VAR W e — | o SLOPE NATIVE SHRUB
: R ‘ ' / S ’ ARCTOSTAPHYLOS DENSIFLORA "HOWARD MCMINN"®
CEANOTHUS X "JOYCE COULTER®
HETEROMELES ARBUTIFOLIA
OPUNTIA FICUS-INDICA
QUERCUS BERBERIDIFOLIA
RHAMNUS CALIFORNICA
SALVIA APIANA
SALVIA SONOMENSIS
YUCCA WHIPPLEI

NTION,

//, /: e //" L/ //// -
- BIORETE
PERCVL.

RO SLOPE HYDROSEED
SRy ARTEMISIA CALIFORNICA
SLALILINS ENCELIA CALIFORNICA
HETEROMELES ARBUTIFOLIA
LUPINUS TRUNCATUS
MIMULUS PUNICEUS
| NASSELLA PULCHRA
PENSTEMON SPECTABILIS
LANDSCAPE CALCULATIONS - sOUTH SIDE PHACELIA CAMPANULARIA
= RHUS INTEGRIFOLIA
PER CITY OF SAN DIEGO LAND DEVELOPMENT CODE. RHUS OVATA
THESE CALCULATIONS ARE PROVIDED PER SHEET, FROM SISYRINCHIUM BELLUM
MATCHLINE TO MATCHLINE:

DECOMPOSED
GRANITE'WITHIN
PARKWAY

?53555 REQUIRED: 12'1156 S | | HARDSCAPE LEGEND

PLANTS PROVIDED: 178 [19 TREES AND 159 SHRUBS]

25 STREET TREES LANDSCAPE CONSTRUCTION
SYMBOL DESCRIPTION

DECOMPOSED GRANITE

4

COBBLE, REFER TO CIVIL FOR SIZE AND COLOR

./l

-

L

{ S

——~PROPOSED SEGMENTAL RETAINING WALL /

IN EARTHTONE COLORS¥O BLEND WITH THE
/ADJACENT SURROUNDINGS /

NOTES

| ‘ P 1.  NO TREES OR SHRUBS GREATER THAN 3 FEET IN HEIGHT AT
APP RQVED EXHIBIT “A MATURITY ALLOWED WITHIN 10 FEET HORIZONTALLY OF
N o | 12657 ANY SEWER MAIN OR SEWER LATERAL. NO TREES OR SHRUBS
] FROJECT NO. GREATER THAN 3 FEET IN HEIGHT AT MATURITY ALLOWED
’ APPROVAL NO(s)..SDP D020 WITHIN ANY SEWER EASEMENT. NO PRESSURIZED LANDSCAPE

IRRIGATION MAINS ALLOWED WITHIN ANY SEWER EASEMENT.
DN, sves DeDT

MATCHLINE SEE SHEET 14

//f APPROVED BY:

REFERENCE NOTES
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A1 ' v FOR FULL PLANTING AND HARDSCAPE LEGEND SEE SHEET 16
Sl FOR LANDSCAPE CONCEPT AND MAINTENANCE NOTES SEE SHEET 16
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CONCEPT PLANT SCHEDULE LANDSCAPE CALCULATIONS | LANDSCAPE CONCEPT NOTES

STREET TREE PEQUIREMENTS 1. ALL PROPOSED LANDSCAPING WILL CONFORM TO THE REQUIREMENTS OF THE VIA DE
SLOPE TREES TOTAL LINEAR FOOTAGE - 5.260 LF. lLD/'\ ZgLLg SPECIFIC PLAN AND THE LAND DEVELOPMENT CODE FOR THE CITY OF SAN
f:é I?CZI;}OBC%)I([')ESN /T"A' S sC;AvbIE?TNERN EDBUD NUMBER OF STREET TREES REQUIRED - 175 (5,260 / 30) EGO. |

PROVIDED - 128 |
PINUS TORREYANA / 10 TORREY PINES ADDED FOR MITIGATION 2. THE LANDSCAPE DESIGN WILL PROVIDE A NATIVE PLANT PALETTE OF LOW WATER

USE/LOW MAINTENANCE MATERIALS.

QUERCUS AGRIFOLIA / COAST LIVE OAK
| 3. ALL STREET TREES WILL BE A MINIMUM OF 24" BOX SIZE OR LARGER AT INSTALLATION.
TORREY PINE = CURB
TORREY PINES TO BE PROVIDED AS MITIGATION MEASURE FOR THE /— GUARDRAIL 4. ALL TREES AND SHRUBS SHALL BE ALLOWED TO TAKE ON THEIR NATURAL SIZE, SHAPE
REPLACEMENT OF THE TWO LARGES TORREY PINES WE ARE REMOVING. A | SIDEWALK AND CHARACTER. IT IS THE INTENT OF THIS DESIGN TO MINIMIZE THE NEED FOR
o, TOTAL OF (10} 15 GALLON PROPOSED TORREY PINES SHALL BE INSTALLED. " 1oP OF SLOPE PRUNING AND EXTENSIVE MAINTENANCE.
f.4% PINUS TORREYANA / 10 TORREY PINES ADDED FOR MITIGATION .. |
L | — STREET TREE PLANTED 24 5. ALL GRADED, DISTURBED OR ERODED AREAS THAT WILL NOT BE PERMANENTLY PAVED
- FROM THE BACK EDGE OF OR COVERED BY STRUCTURES SHALL BE PERMANENTLY REVEGETATED AND IRRIGATED IN
STREET TREES THE SIDEWALK ACCORDANCE WITH THE STANDARDS OF THE LAND DEVELOPMENT CODE.
100% 24 " BOX
ARBUTUS UNEDO / STRAWBERRY TREE 6. A MINIMUM ROOT ZONE OF 40 SQUARE FEET IN AREA SHALL BE PROVIDED FOR ALL
HETEROMELES ARBUTIFOLIA / TOYON TREES. THE MINIMUM DIMENSION FOR THIS AREA SHALL BE 5 FEET.
QUERCUS AGRIFOLIA / COAST LIVE OAK ‘
7.  ALL LANDSCAPE AND IRRIGATION SHALL CONFORM TO THE STANDARDS OF THE
CITY-WIDE LANDSCAPE REGULATIONS AND THE CITY OF SAN DIEGO LAND
o DEVELOPMENT MANUAL, LANDSCAPE STANDARDS AND ALL OTHER LANDSCAPE
SLOPE NATIVE SHRUB RELATED CITY AND REGIONAL STANDARDS.
. 100% 1 GALLON
ARCTOSTAPHYLOS DENSIFLORA ' HOWARD MCMINN" / VINE HILL MANZANITA DUE TO SITE RESTRICTIONS WITHIN THE RIGHT OF WAY, WE ARE LIMITED IN SPACE TO
SE';‘ENR%TSSLSE)S(AJR%L%';:F%CEEL\L/T% Y/O %EANOTHUS JOYCE COULTER PLANT STREET TREES. THE ABOVE DIAGRAM SHOWS THE PROPOSED SOLUTION TO
PROVIDE AN ADEQUATE QUANTITY OF TREES TO MEET THE SAN DIEGO i
OPUNTIA FICUSHINDICA / BARBARY FIG DEVELOPMENT CODE. IRRIGATION SYSTEM NOTES:
QUERCUS BERBERIDIFOLIA / SCRUB OAK
RHAMNUS CALIFORNICA / CALIFORNIA COFFEE BERRY STREET TREES BETWEEN THE CURB AND WALKWAY IS NOT POSSIBLE DUE TO IRRIGATION SYSTEM DESIGN WITH DETAILS AND SPECIFICATIONS WILL BE PROVIDED AS PART
SALVIA APIANA / WHITE SAGE NARROW SPACE AND THE LOCATION OF THE GUARD RAIL. THEREFORE TREES HAVE OF THE COMPLETE CONSTRUCTION DOCUMENT PACKAGE
SALVIA SONOMENSIS / CREEPING SAGE BEEN LOCATED BACK OF THE SIDEWALK. |
YUCCA WHIPPLEI / CHAPARRAL YUCCA | 1 1. ALL IRRIGATION WORK SHALL CONFORM WITH THE SAN DIEGO LANDSCAPE
DUE TO THE REQUIREMENTS DICTATED BY LONG-RANGE PLANNING. VIEW REGULATIONS IRRIGATION SYSTEMS, AND ALL OTHER APPLICABLE CITY AND REGIONAL
I SLOPE HYDROSEED CORRIDORS SHALL BE IMPLEMENTED ALONG VIA DE LA VALLE TO THE SAN DIEGUITO STANDARDS FOR IRRIGATION INSTALLATION AND MAINTENANCE.
el RIVER. THIS REMOVES A CERTAIN NUMBER OF REQUIRED STREET TREES.
ARTEMISIA CALIFORNICA / CALIFORNIA SAGEBRUSH 2. THE SYSTEM SHALL BE A LOW-PRECIPITATION SPRAY TYPE SYSTEM WHICH INCLUDES THE
“““ ENCELIA CALIFORNICA / COAST SUNFLOWER | FOLLOWING DESIGN FEATURES:
HETEROMELES ARBUTIFOLIA / TOYON - AN APPROVED BACKFLOW PREVENTION DEVICE.
LUPINUS TRUNCATUS / NUTTAL'S LUPINE - AN AUTOMATIC CONTROLLER WITH WATER BUDGETING FEATURES.
MIMULUS PUNICEUS / RED MONKEY FLOWER - SEPARATED VALVES FOR DIFFERENT SOLAR EXPOSURES, SLOPES, AND SHRUBS.
NASSELLA PULCHRA / PURPLE NEEDLE GRASS - CONTROLLER SHALL BE EQUIPPED WITH A RAIN SHUT-OFF DEVICE.
PENSTEMON SPECTABILIS / SHOWY PENSTEMON - OVERSPRAY ONTO WALKS AND PAVED AREAS SHALL BE MINIMIZED.
PHACELIA CAMPANULARIA / CALIFORNIA DESERT BLUEBELLS REFERENCE NOTES SCHEDULE - SPRINKLERS WILL HAVE INTEGRAL CHECK VALVES. WHERE NECESSARY, ANTI-DRAIN
RHUS INTEGRIFOLIA / LEMONADE BERRY DEMOLITION VALVES WILL BE PROVIDED TO PREVENT RUN-OFF
RHUS OVATA / SUGAR BUSH - QUICK-COUPLING VALVES SHALL BE PROVIDED AT THE REQUIRED DISTANCE.
SISYRINCHIUM BELLUM / BLUE EYED GRASS SYMBOL DESCRIPTION | QTY HEIGHT CANOPY SIZE TRUNK CALIPER
- 3. ALL PLANTED AREAS AS SHOWN ON THIS PLAN SHALL RECEIVE 100 PERCENT IRRIGATION
GELT EXISTING PLANTING TO REMAIN AND TO BE 42 30 1"-9" DIA. COVERAGE 53 ¢
PROTECTED IN PLACE. INCLUDING EXISTING PINUS | |
REFERENCE NOTES SCHEDULE | | TORREYANA
LANDSCAPE CONSTRUCTION EUCALYPTUS GROVE 60° 50° - |
SYMBOL DESCRIPTION | LANDSCAPE MAINTENANCE NOTES
[EE EXISTING PLANTING TO REMAIN AND BE 32 20' 18" DIA.
DECOMPOSED GRANITE | PROTECTED IN PLACE. INCLUDING EXISTING PINUS 1. THE DEVELOPER WILL PROVIDE A TWO-YEAR EXTENDED MAINTENANCE PERIOD
TORREYANA FOLLOWING THE INITIAL INSPECTION AND APPROVAL OF THE LANDSCAPE AND
IRRIGATION BY THE CITY OF SAN DIEGO. THE CITY OF SAN DIEGO SHALL TAKE OVER THE
COBBLE, REFER TO CIVIL FOR SIZE AND COLOR - EUCALYPTUS GROVE 61 51 - - MAINTENANCE RESPONSIBILITIES AT THE END OF THE TWO YEARS.
% |
EUCALYPTUS GROVE 27 17 - 2. ALL REQUIRED LANDSCAPED AREAS SHALL BE MAINTAINED IN ACCORDANCE WITH THE
‘ ] CITY OF SAN DIEGO'S LAND DEVELOPMENT CODE LANDSCAPE STANDARDS AND BE KEPT
EUCALYPTUS GROVE 36 26 - FREE OF DEBRIS AND LITTER. ALL PLANT MATERIAL SHALL BE MAINTAINED IN A HEALTHY
‘ GROWING CONDITION AND DISEASED OR DEAD PLANT MATERIAL SHALL BE REPLACED.
D107 EUCALYPTUS GROVE 48" 38 ]
EUCALYPTUS GROVE 68" 58" -
[-ice] EUCALYPTUS GROVE 42° 30" ] MINIMUM TREE/IMPROVEMENT SEPARATION DISTANCE
EUCALYPTUS GROVE 91° 81" - TRAFFIC SIGNALS / STOP SIGN - 20 FEET
UNDERGROUND UTILITY LINES - 5 FEET
EUCALYPTUS GROVE 142" 132" . ABOVE GROUND UTILITY STRUCTURE - 10 FEET
| DRIVEWAY (ENTRIES) - 10 FEET
EUCALYPTUS GROVE 67" 57° - INTERSECTIONSS - 25 FEET
\ SEWER MAINS & SEWER LATERALS - 10 FEET
EUCALYPTUS GROVE 43 33" -
EUCALYPTUS GROVE 43 32" - e ; i
j A repare y:
EUCALYPTUS GROVE 45 35 - APPROVED EXH!B‘T A Name: WIMMER YAMADA AND CAUGHEY Revision 14:
/9@87 Revision 13:
EUCALYPTUS GROVE 53 43 i PROJECT NO. Address: 3067 Fifth Avenue Revision 12;
< 4 (ﬂ 5@@ SAN DIEGO, CA. 92103 Revision 11:
APPROVAL NO(S) UP Ph . (619) 232—-4004 Revisi 10:
PINUS TORREYANA 70° 50° 3"-6" DIA] PBY. SVes DECT one # o 9. 08=02-13
APPROVED BY: HEARING-OFFICER-PLANMNS Revision 9:
. . n_gn LON”, Dy hd Project Address: Revision 8: 12-06—-11
SIGNATURE //);)/) ///// Via De La Valle  geyision 6: _ 04=03—11
Street Widening Revision 5: 04-01-05
Revision 4: 11-24-04
| | Project Name: Revision 3: 09-23-04
Wimmer ) Via De La Valle  puvicion 2. _ 08—27—04
Yamadg Street Widening  Revision 1. _ 04—30—04
dan
- 07-30-03
Original Date:
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Landscape Development Plan Sheet 16 of 16
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VIA DE LA VALLE ——
— N ESHA IMPACTS S

. (ROAD ALIGNMENT SHIFT 5’ SOUTHERLY)

ESHA LIMITS

AREA= 190 SF

PERMANENT DRAINAGE FACILITIES, DITCHES 1,050 SF

WALL IMPACT 2,170 SF
GRADING & TEMP WORK AREA - TO BE 3,290 SF
@D . REVEGETATED

DISTURBED HABITAT

DISTURBED DIEGAN COASTAL SAGE SCRUB
(NO CHANGE TO THE DISTURBED AREA)
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VIA Db LA VALLE
T ESHA IMPACTS — 7\

ESHA LIMITS

=] AREA= 60 SF

PERMANENT DR%TNAGE FACILITIES, DITCHES 1,050 SF

WALL IMPACT 2,170 SF
CRADING & TEMP WORK AREA - TO BE 3,290 SF
REVEGETATED

DISTURBED HABITAT

DISTURBED DIEGAN COASTAL SAGE SCRUB
(NO CHANGE TO THE DISTURBED AREA)
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- ]
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§ —\m TYPE "B"INLET ——-————m—mmmmmm oo oo D-2 - —d
o
2 TYPE "J'INLET = —---mmmmmmmmmmmmmm oo oo D-45---=mmmmmmmmmmmmmmmmmmemeooo- [d
—— e 2
- = - COUNTY OF SAN DIEGO o TYPE "F" CATCH BASIN =---=--=mmmmmmmmmmmmmmmmoo e D X<
| oz CITY OF SAN DIEGO Bl—
A =3 = EXISTING 8"PVC SEWER MAIN === = m o oo
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> 15 16717 186G~ | o @
P 13 14 _ r:}r’—?—=\,~ﬁ D <ttt R =T T BBRAPASED AC PAVEMENT - o e MR e
D= — 3 > PROPOSED AC PAVEMENT SCHEDULE J SDG-113
P A | :
" oo 4142 43 A2 STREET LIGHTS (180 WATT LPS) ------------ E-2, SDE-101, I-15 ===========mmmmmmmmmomooee o
| = STREET NAME SIGN PRIVATE ------=-=-=-==---—-—- SDM-102 —=-==-===—=—m e &
BROW DITCH DRAINAGE -----========mmmmmmmommoooee D-T5 —=--m=mmmmmmmmmmmmmmmmooooo o —>
| Rancho Santa Fe
—t @ BLADED SWALE —-———m—m oo m oo —
PROPOSED RETAINING WALL === === oo oo oo
KEY MAP 6/ HIGH STANDING WALL ==mmmmm oo oo oo o oo e e e oo
NOT TO SCALE GUARD RAIL === —mmmmm e oo e e e m m
LIMIT OF CONSTRUCTION ACTIVITY == mm oo o oo oo . .
SHEET NO. ---------—--———- (3) Bl INGR
COUNTY / CITY BOUNDARY —_——- SITE BIO-RETENTION —=-=mmm oo oo oo oo oo oo oo oo oo oo oo oo oo
PROPOSED RETAINING WALL S e w— GRADING NOTES -
1. ALL FILL PLACED WITHIN THE SPECIAL FLOOD HAZARD AREA MUST BE COMPACTED TO
95% RELATIVE PROCTOR COMPACTION.
VARIES 129+ 2.) REFER TO THE GEOTECHNICAL REPORT PREPARED BY GEOCON INCORPORATED DATED 12/03/04
= - z FOR RECOMMENDED MITIGATION MEASURES.
3 ;
o 80 = o
VARIES (111°-90° ~ T
=k ( ) % > . 5 o or S DRAINAGE NOTES
= z a VARIES VARIES & 1.) SURFACE DRAINAGE IS CONVEYED BY CURB AND GUTTER TO STORM WATER
w VARIES (126-80) o Q . . . , @-7) , . @26 TREATMENT BMP’S AS IDENTIFIED IN THE WATER QUALITY TECHNICAL REPORT,
< > _ICL - A1 F?I = 2.6 304" * AR 28 10 AND THEN VIA PIPES TO THE NATURAL DRAINAGE COURSE
VARIES (75'-108)
| VARIES (14-4) | . VICINITY MAP 2) %TEFSI\:E LE)F?AL\E\E)A&% Nli gEocLJIE)EL?RTsEED INTO THE PIPE SYSTEM & DISCHARGED BACK TO
_VARIES | 5 VARIES (5128) 28’ 10 ! 8' BIKE © 6 BIKE\ NOT TO SCALE
o
LANE S LANE ' WATER/SEWER NOTES
VARIES VARIES Q N
3 a . GUARDRAI | 1.) RELOCATION OF EXISTING OR EXTENSION OF FUTURE WATER MAINS OR SANITARY SEWERS
6 BIKE X 6 BIKE 2% 2%, N | FENGE AT TOP WITHIN THE PROJECT LIMITS SHALL BE SUBJECT TO A PARTICIPATION AGREEMENT
LANE o \ OF SLOPE DEVELOPMENT SUMMARY ACCEPTABLE TO APPLICANT AND THE CITY OF SAN DIEGO.
o
e 1
2% FENCE AT TOP EXISTING S~ EXISTING 6" TYPE "H" D.G. PATH 2 1. PROJECT TEAM: A) RICK ENGINEERING COMPANY  C) WIMMER, YAMADA & CAUGHEY SHEET INDEX
OF SLOPE LANDSCAPING CURB AND GUTTER 5620 FRIARS ROAD 3067 FIFTH AVENUE _
DRAINAGE DITCH | MISE RETAINING WALL SAN DIEGO, CA 92110 SAN DIEGO, CA 92103 SHEET 1 TITLE SHEET
D.G. PATH WHERE SHOWN ;+ WHERE SHOWN 619-201-0707 619-232-4004 SHEET 2: DETAIL SHEET
6" TYPE ||H|| . . et —— = .
e B) UTILTY SPECIALISTS D) BECON T anD DRIVE SUITE 201 SHEETS a1 LANDSOAPE
44 16
WHERE SHOWN 39+75 Tcﬁoﬁ% ;I(—)/SEO SECTION — SAN DIEGO, CA 92117 SAN DIEGO, CA 92117 PLANS SHEETS
124+09.94 TO 20+ 00 SECTION 619-308-9333 TOPOGRAPHY
NOT TO SCALE
2. PERMITS REQUIRED: SITE DEVELOPMENT PLAN PERMIT, GRADING PERMIT AND TOPOGRAPHY BY RICK ENGINEERING COMPANY OCTOBER 28, 2002
VARIES 133"+ COASTAL DEVELOPMENT PERMIT AND AUGUST 1996-B.M. : NWBP STARGAZE AVENUE
2| VARIES 93'+ 1z - ‘ > AND BLACK MOUNTAIN ROAD.
= = © § 80’ 2 = 3. LEGAL DESCRIPTION: PORTION OF ROAD SURVEY 443 ELEVATION = 525.208 PER NGVD-29 M.S.L.
o ~— o
n B 80’ B o ) - > g‘:: 4. ASSESSORS PARCEL NUMBER: N/A PROJECT TABULATION
s i r a VARIES & 5. LAMBERT COORDINATES: 298 - 1713 TOTAL AMOUNT OF SITE TO BE GRADED : AREA 12.7 AC , % OF TOTAL SITE ___100%
-1 165+ 6.5 28’ T T o8’ 100 | (26-29)) 6. OWNER: CITY OF SAN DIEGO C/0 REAL ESTATE ASSETS AMOUNT OF CUT: 12,800 CUBIC YARDS AND MAXIMUM DEPTH OF CUT: _ 10 __FT
VARIES | 5 og’ 4 o8’ o | ~ | VARIES CIVIC CENTER PLAZA, MAIL STATION 51A AMOUNT OF FILL: __82,300 CUBIC YARDS AND MAXIMUM DEPTH OF FILL: _ 25 FT
™ 2,“ > - DRAINAGE DITCH 1200 THIRD AVENUE MAXIMUM HEIGHT OF FILL SLOPE(S): __ 16 FT __ 2:1 SLOPE RATIO.
1
ft o WHERE SHOWN & BIKE & 6 BIKE SAN DIEGO, CA 82110 MAXIMUM HEIGHT OF CUT SLOPE(S): 2  FT _211 _ SLOPE RATIO.
& BIKE ) 6" BIKE RETAINING WALL LANE ?5 LANE » 7. ENGINEER: RICK ENGINEERING COMPANY AMOUNT OF IMPORT/EXPORT SOIL: 69,500 CUBIC YARDS.
a LANE WITH DEBRIS FENCE o GUARDRAI ~ | 5620 FRIARS ROAD RETAINING WALLS: LENGTH 2,250 FT; MAXIMUM HEIGHT __14 FT.
LANE o WHERE SHOWN
E GUARDRAI 1 2% 2% SAN DIEGO, CALIFORNIA 92110
w B o = —= N ©19) 2910707
2% == e FENCE AT TOP 8 . ENGINEER OF WORK
OF SLOPE 1N\ WHERE SHOWN 8. BUILDING CODE USED: N/A RICK ENGINEERING COMPANY ROAD ALIGNMENT AND GRADE STUDY
6" TYPE "H" D.G. PATH 2 9. EXISTING ZONING: N/A 5620 FRIégS CI;{OADO APPROVAL:
} g RB (TYP. AN DIEGO, CALIFORNIA 92110
6" TYPE "H D.G. PATH CURB (TYP.) DRAINAGE DITCH | MISE RETAINING WALL 10. PROPOSED ZONING: N/A (619) 291-0707
DRAINAGE DITCH CURB (TYP.) WHERE SHOWN 1 WHERE SHOWN 11. PROPOSED STRUCTURES: 0
12. ALLOWED F.AR. : N/A
204+00 TO 35+58 SECTION 48+00 TO 59+31 SECTION —_— PROPOSED F.A.R. : N/A
NOT TO SCALE NOT TO SCALE . JOHN D. GODDARD R.C.E. 33037 DATE JULIE BALLESTEROS - DEPUTY CITY ENGINEER
13. PROPOSED DENSITY : N/A LAND DEVELOPMENT DIVISION
14. NO STRUCTURES EXIST
2] VARIES (93’ + - 103'+) 1=z VARIES 15. SOIL CONDITION: UNDISTURBED & EXISTING ROADWAY FILL OWNER
== = N ,
o = N " 2 16. GROSS ACREAGE: 16.4 ACRES CITY OF SAN DIEGO C/0 REAL ESTATE ASSETS
> 80’ = Wé %4 VARIES (89 + - 95'+) 2 5 NET SITEAREA:  16.4 ACRES CIVIC CENTER PLAZA, MAIL STATION 51A PHASE 1
~ e en ! & ) - > S 17. TOTAL NUMBER OF LOTS: 0 S A N0 - iB
8 | - VARIES VARIES g [ DWELLING UNIT TABULATION : 0 repare yc EVGINEERING CO -
VARIES 5 og’ /(4,_14,) og 10 I \=VAR|ES 8’ o8 (7-10.8) (7-10.8)) og’ 10° | Name: _RICK ENGINEERING COMPANY Revision 14:
~ 7 > N ot 18. UTILITIES: Revision 13:
VARIES SEWER AND WATER: CITY OF SAN DIEGO DEVELOPER Address: 5620 FRIARS RD. Revision 12:
& BIKE O 6 BIKE DRAINAGE DITCH LANE 3 6 BIKE GAS AND ELECTRIC:  SAN DIEGO GAS AND ELECTRIC: 16010 CAMINO DEL SUR : Revision 11: T
LANE o LANE WHERE SHOWN o LANE TELEPHONE: PACIFIC TELEPHONE SAN DIEGO, CA 92127 Phone #: (619) 291-0707  FAX: (619) 291-4165 Revision 10: 04-16-13
2 GUARDRAI 1 / Q GUARDRAI 1 FIRE: CITY OF SAN DIEGO PHONE (858) 792-7061 Revision 9- 06-14-12
o a TELEVISION: :
o, % 2% o, . ..
gi/? 2% — FENCE AT TOP RETAINING WALL ﬂ’* T FENCE AT TOP SCHOOL DISTRICT: Project Address: Revision 8: 12-06-11
= OF SLOPE WITH DEBRIS FENCE 6" TYPE "H" OF SLOPE BY: WILLIAM OSTREM DATE 2600-3200 BLOCK OF Revision 7: 08-29-11
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2 0 = > P 21. MAXIMUM SLOPES ARE : 2:1 EXCEPT WHEN IN ACCORDANCE WITH SECTION S62,0415 o N , Via De La Vall evisten 09-23-04
g Q c |0 Y 354+58 TO 39+75 SECTION OF THE MUNICIPAL CODE. SLOPES LESS THAN 10 FEET IN VERTICAL HEIGHT MAY BE Project Name: 1a Ve ta valle Revision 3:
3 © o | B I NOT TO SCALE 59+31 TO 65+87 SECTION CONSTRUCTED AT A GRADIENT OF 1.5:1 GRADING SHOWN HEREON IS APPROXIMATE Street Widening Revision 2: 08-27-04
= = | - | — NOT TO SCALE AND SUBJECT TO CHANGE IN FINAL DESIGN. N 04-30-04
Q CD o m O w OTTO SC Revision 1:
9 N > T | = NOTE: SEE PRELIMINARY LANDSCAPE PLAN 22. PED RAMPS WILL BE REQUIRED AT ALL INTERSECTIONS AND AS REQUIRED BY THE CITY
5 j\> o - _l FOR MEDIAN SURFACE. ENGINEER PER CITY OF SAN DIEGO STANDARD ] ) Original Date: 08-29-03
g O o 000 FRIARS ROAD WHERE MEDIAN OCCURS IN CLOSE DETAIL. Sheet Title:  Site Development Plan
= PROXIMITY OR OVER EXISTING ‘
o | 9 lOZ Z oty CA 92110 SEWER OR WATER UTILITIES, TYPE B-3 23. ROAD CLASSIFICATION: 4 LANE MAJOR (55 MPH DESIGN SPEED) Title Sheet Shoet 1 g 16
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EXHIBIT NO. 7

APPLICATION NO.
6-16-0807
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@ California Coastal Commission
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Area of encroachment within Floodplain
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EXHIBIT NO. 13

APPLICATION NO.
6-16-0807

Letter from the City

@ California Coastal Commission
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EX PARTE COMMUNICATION DISCLOSURE FORM

Filed by Commissioner: Greg Cox

1) Name or description of project: Via de la Valle (CDP #6-15-0279/Black Mountain Ranch LLC)

2) Date and time of receipt of communication: June 13, 2016, 5:20 p.m.

3) Location of communication: Telephone Call

4) |dentity of person(s) initiating communication: William Ostrem

5) Identity of person(s) on whose behalf communication was made: Black Mountain Ranch
LLC

6) Identity of persons(s) receiving communication: Greg Cox

7) Identity of all person(s) present during the communication:
Greg Cox, William Ostrem

Complete, comprehensive description of communication content (attach complete set of any
text or graphic material presented):

On June 13, 2015, at approximately 5:20 p.m., | had a conversation with William Ostrem, who had requested to
speak with me to bring to_my attention that he was working for a company that would be seeking a Coastal
Development Permit from the CA Coastal Commission. He asked if this would present any problems given his $750
contribution to my reelection campaign on December 22, 2015. | told him | would look into the matter. After
investigation on how to lawfully proceed and retain my ability to participate in the rendering of a decision on the
upcoming proceeding, | have decided to refund Mr. Ostrem’s contribution, and will do so immediately.

June 16, 2016 / &)(

Date Signature of Cémmissio}\er

TIMING FOR FILING OF DISCLOSURE FORM: File this form with the Executive Director within seven (7)
days of the ex parte communication, if the communication occurred seven or more days in advance of
the Commission hearing on the item that was the subject of the communication. If the communication
occurred within seven (7) days of the hearing, provide the information orally on the record of the
proceeding and provide the Executive Director with a copy of any written material that was part of the
communication. This form may be filed with the Executive Director in addition to the oral disclosure.

EXHIBIT NO. 14

APPLICATION NO.
6-16-0807

Ex Parte from Commissioner
Cox

@ California Coastal Commission
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EXHIBIT NO. 15

APPLICATION NO.
6-16-0807

Applicable Sections of MND

Page 1 of 24

California Coastal Commission
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SHEET NO. __________________________
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GRADING NOTES

1.) ALL FILL PLACED WITHIN THE SPECIAL FLOOD HAZARD AREA MUST BE COMPACTED TO
95% RELATIVE PROCTOR COMPACTION.

VARIES 129'+ 2.) REFER TO THE GEOTECHNICAL REPORT PREPARED BY GEOCON INCORPORATED DATED 12/03/04
== - z FOR RECOMMENDED MITIGATION MEASURES.
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o 80 =< o
VARIES (111°-90° < T
=k ) E 5 - < 3 DRAINAGE NOTES
= 2 aQ VARIES varies = 1.) SURFACE DRAINAGE IS CONVEYED BY CURB AND GUTTER TO STORM WATER
w VARIES (126'-80") o Q . . - , @-7) , | @26) TREATMENT BMP’S AS IDENTIFIED IN THE WATER QUALITY TECHNICAL REPORT,
= n T . 15+t _156°F 30.4° = AR 28 10 AND THEN VIA PIPES TO THE NATURAL DRAINAGE COURSE
Lluis Ml . VARIES 2) OFFSITE DRAINAGE IS COLLECTED INTO THE PIPE SYSTEM & DISCHARGED BACK TO
VARIES | & e VARIES (14-4) | . s VICINITY MAP " THE NATURAL DRAINAGE COURSE
| VARIES (5128) 28 - 10 ! 8’ BIKE © 6 BIKE NOT TO SCALE
VARIES VARIES LANE S LANE |\ 1 WATER/SEWER NOTES
. a . GUARDRAI | 1) RELOCATION OF EXISTING OR EXTENSION OF FUTURE WATER MAINS OR SANITARY SEWERS
6’ BIKE a 6’ BIKE 2% 2%, " —— | FENCE AT TOP WITHIN THE PROJECT LIMITS SHALL BE SUBJECT TO A PARTICIPATION AGREEMENT
LANE o N OF SLOPE DEVELOPMENT SUMMARY ACCEPTABLE TO APPLICANT AND THE CITY OF SAN DIEGO.
o
o 1
2% FENGE AT TOP EXISTING S~ EXISTING 6" TYPE "H" D.G. PATH 2 1. PROJECT TEAM: A) RICK ENGINEERING COMPANY  C) WIMMER, YAMADA & CAUGHEY SHEET INDEX
OF SLOPE LANDSCAPING CURB AND GUTTER 5620 FRIARS ROAD 3067 FIFTH AVENUE _
DRAINAGE DITCH | MISE RETAINING WALL SAN DIEGO, CA 92110 SAN DIEGO, CA 92103 SHEET 1 TITLE SHEET
D.G. PATH WHERE SHOWN 4 WHERE SHOWN 619-291-0707 619-232-4004 SHEET 2: DETAIL SHEET
6" TYPE ||H|| . . et —— = .
e B) UTILTY SPECIALISTS D) BECON T anp DrRIVE SUITE 201 SHEETS a1 LANDSOAPE
44 16 -
WHERE SHOWN 39+75 TO 48+00 SECTION — SAN DIEGO, CA 92117 SAN DIEGO, CA 92117 PLANS SHEETS
12+09.94 TO 20+00 SECTION NOT TO SCALE 619-308-9333
NOT TO SCALE TOPOGRAPHY
2. PERMITS REQUIRED: SITE DEVELOPMENT PLAN PERMIT, GRADING PERMIT AND TOPOGRAPHY BY RICK ENGINEERING COMPANY OCTOBER 28, 2002
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2L VARIES 93'+ e - * > AND BLACK MOUNTAIN ROAD.
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o - [as]
| | 80’ 5 S i - > gcj 4. ASSESSORS PARCEL NUMBER: N/A PROJECT TABULATION
s | r a VARIES |& 5. LAMBERT COORDINATES: 298 - 1713 TOTAL AMOUNT OF SITE TO BE GRADED : AREA 12.7 AC , % OF TOTAL SITE __100%
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OF SLOPE 1\ WHERE SHOWN 8. BUILDING CODE USED: N/A RICK ENGINEERING COMPANY ROAD ALIGNMENT AND GRADE STUDY
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NOT TO SCALE NOT TO SCALE . JOHN D. GODDARD R.C.E. 33037 DATE JULIE BALLESTEROS - DEPUTY CITY ENGINEER
13. PROPOSED DENSITY : N/A LAND DEVELOPMENT DIVISION
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