
oo CITY OF ESCONDIDO 
PLANNING DIVISION 

ESCONDIDO 201 NORTH BROADWAY 
City of Choice Nao ESCONDIDO, CA 92025-2798 

. 760-839-4671 

Notice of Exemption 

To: Assessor/Recorder/County Clerk From: City of Escondido 
Attn: Fish and Wildlife Notices Planning Division 
1600 Pacific Hwy, Room 260 201 North Broadway 
San Diego, CA 92101 Escondido, CA 92025 
MS: A-33 

Project Title/Case No: Vegetation Removal Permit / PL25-0180 

Project Location - Specific: 

11 Stonepointe Drive, Escondido, California 92025 

Project Location - City: Escondido Project Location - County: San Diego 

Description of Project: 

The Project consist of a Vegetation Removal Permit for the removal of occupied Coastal Sage Scrub. The 

subject site was originally approved in 2006 (2006-04 VRP) under an earlier Vegetation Removal Permit 

and 4(d) incidental take permit under the “de-minimus” exemption provided by the Draft Subarea Plan for 
unoccupied coastal sage scrub. The Draft Subarea plan in coordination with the wildlife agencies allotted 

the City of Escondido the ability to issue incidental take permits for the removal of 5% Coastal Sage Scrub 

in the subregion pending the implementation of the overall plan. Due to the expiration of the “take permit” 

in 2006 and inability to use the 5% allowance, the applicant was subject to review of a Vegetation Removal 

Permit once more. Per the Escondido Municipal Code, the permit required an updated biology report which 

determined the on-site coastal sage scrub was occupied by a lone Gnatcatcher. This information was 

provided to the U.S. Fish & Wildlife Agency for a determination of the Project under the Endangered 

Species Act 10(a)(1)(b) as a “no take”. Staff further coordinated with the California Department of Fish & 

Wildlife who also had no additional concerns beyond conditioning for a pre-construction survey. Following 

these coordination efforts, staff has evaluated the Project and determined there are no unusual 

circumstances involved in the Project, it remains consistent with the development standards and use of 

the property as envisioned. 

Name of Public Agency Approving Project: City of Escondido 

Name of Person or Agency Carrying Out Project: 

Name: Marrokal Design & Remodeling, LLC 

Address: 9474 Kearny Villa Road, Suite 205 Telephone: 858-549-9000 
San Diego, CA 92126 

X] Private entity [] School district | [] Local public Agency (State agency [] Other special district 

Exempt Status: 

The Project qualifies for the following exemptions which have been determined to not have a significant 

effect on the environment, and they are declared categorically exempt from the requirement for the 

preparation of environmental documents. Pursuant to CEQA Guidelines Section 15303 (New Construction) 

and 15304 (Minor Alterations to Land).





Reasons why project is exempt: 

Class 3 (New Construction) consists of the construction and location of limited numbers of new, small 

facilities or structures; installation of small new equipment and facilities in small structures; and the 

conversion of existing small structures from one use to another where only minor modifications are made 

in the exterior of the structure. The number of structures described in this section are the maximum 

allowable on any legal parcel. One single-family residence, or a second dwelling unit in a residential zone. 

Class 4 (Minor Alterations to Land) consists of minor public or private alterations in the condition of land, 

water, and/or vegetation which do not involve removal of healthy, mature, scenic trees except for forestry 

or agricultural purposes. The single-family residence will include a fuel management plan within 30 feet of 

structures to reduce the volume of flammable vegetation, provided that the activities will not result in the 

taking of endangered, rare or threatened plant or animal species or significant erosion and sedimentation 

of surface waters. This exemption shall apply to fuel management activities within 100 feet of a structure 

if the public agency having fire protection responsibility for the area has determined that 100 feet of fuel 

clearance. 

Lead Agency Contact Person: Oscar Romero, Principal Planner Telephone/Extension: 760-839-4801 

Signature: C22 /F- WYUZE 
Oscar Roméro Date 
Principal Planner 

L Signed by Lead Agency Date received for filing at OPR: 

CJ Signed by Applicant
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AMBER ESCONDIDO 

City of Choice a 

Development Services Department 

201 North Broadway, Escondido, CA 92025 
Phone: 760-839-4671 Fax: 760-839-4313 

August 25, 2025 

Fareeha Waqas 

7114 Blakstad Court 

San Diego, CA 92026 

Re: Vegetation Removal Permit (VRP) Case No. PL25-0180 — 11 Stonepointe Dr. 

(APN: 272-690-01-00) 

Dear Mr. and Mrs. Waqas: 

The Planning Division reviewed and approved the Vegetation Removal Permit application and 

supplemental documents for the request to remove 0.54 acres of Coastal Sage Scrub (CSS) and select 

trees on the project site referenced above. The subject site was originally approved for the 

development of a single-family residence in adherence of the approved Vegetation Removal Permit 

(VRP), and the 4(d) Habitat Loss Incidental Take Permit (2006-04 VRP). The reviews and approvals of the 

original permit were completed pursuant to the City of Escondido’s Draft Subarea Plan and coordination 

with the federal and state wildlife agencies. The Draft Subarea plan in coordination with the wildlife 

agencies allotted the City of Escondido the ability to issue incidental take permits for the removal of 5% 

Coastal Sage Scrub in the subregion pending the implementation of the overall plan. Since the last 

approval, the city has exhausted the available 5% of Coastal Sage Scrub within the Subarea Plan 

requiring this project to be subject to a Vegetation Removal Permit under Article 55, Section 33-1068.C 

and concurrent review by the U.S. Fish & Wildlife and California Department of Fish & Wildlife. 

As a result, Mrs. Fareeha (“applicant”) submitted an application for a Vegetation Removal Permit (PL25- 

0180) on June 6, 2025. As part of the review and required submittal material, the Applicant retained a 

biologist as required per Article 55, Section 33-1068.C in a renewed submittal. The “Project” scope of 

work consists of the removal of 0.54-acres of CSS from a vacant parcel within a 10-lot subdivision for the 

development of a single-family residence on a 1.13-acre site zoned RE-40 with a General Plan 

designation of Estate |. The biologist conducted a biological survey on April 24, 2024 resulting in the 

observation of a California Gnatcatcher within “good quality” Coastal Sage Scrub habitat (Attachment A). 

The California Gnatcatcher (Polioptila californica californica; gnatcatcher) is a federally threatened 

species and removal of habitat was subject to the U.S. Fish & Wildlife Agency review under Section 

10(a)(1)(b) of the Endangered Species Act. 

The applicant submitted the biological study and supplemental documents to the U.S. Fish & Wildlife 

Agency on February 5, 2025 for the determination of the project as requiring an “incidental take 

permit.” The U.S. Fish & Wildlife Agency reviewed the project and evaluated whether the project would 

decrease the loss of more than 20 percent of Gnatcatcher habitat within a territory to substantially 

increase the risk of mortality or interfere with breeding activity, whereas the loss of less than 20 percent 

was determined to be permissive and not credited to a substantial increase in mortality or decrease in 

reproductive output, and not considered a “take.” As a result, the U.S. Fish & Wildlife Agency issued a 

letter on March 25, 2025, stating the project in accord with the Endangered Species Act would not be



subject to an “incidental take permit” (Attachment B). Furthermore, the project would be required to 

adhere to the conservation measures implemented as conditions of approval and designed in accord 

with the approved plans. In addition, the California Department of Fish & Wildlife were also consulted 

and provided conservation measures to be implemented as conditions of the project (Attachment C). 

The Project was determined to not be a “take” permit from the U.S. Fish & Wildlife Agency and 

remained subject to the cities Vegetation Removal Permit under Article 55, Section 33-1068.C(b) 

Evaluation Criteria below, and Required Findings pursuant to Section 33-168.C(c) (Attachment D). 

Evaluation Criteria 

1) The removal of vegetation on-site is necessary for the subject property to be developed. The 

design was evaluated and assessed for the development of a single-family home via various 

entitlements (Vegetation Removal Permit, Grading, Landscaping) to ensure the design avoided 

and impacted the least amount of habitat. The U.S.-Fish & Wildlife Agency have determined that 

the removal of less than 20 percent of Gnatcatcher habitat within a territory will not result in a 

substantial increase in mortality or decrease in reproductive output. Per a 2024 survey, the 

Gnatcatcher territory is roughly 15 acres and the removal of 0.54 acres of CSS will result in less 

than 4 percent reduction of Gnatcatcher territory and comply with the threshold of less than 20 

percent. 

2) The development proposed at the subject property would not result in the fragmentation or 

isolation of biological species or habitat. The subject site is within a Focused Planning Area, but 

is not a critical area for conservation of habitat or Gnatcatcher’s nor is it a linkage between 

habitats. The project will remove 0.54 acres of CSS, but only 0.225 acre will be completely 

cleared/graded and 0.31 acres will be cleared by 50 percent as part of the Fire Protection Plan 

limit. As a result, the project has been designed to preserve on-site habitat to a self-sustaining 

level. The development of the parcel as a single-family home maintains consistent character 

throughout the neighborhood. 

3) The project will be subject to purchasing 0.54 acres of occupied CSS credits from the Red 

Mountain Bank which will result in a no net loss of habitat as required per the U.S. Fish & 

Wildlife Agency. 

4) The development of the property requires discretionary approval of the Vegetation Removal 

Permit as well as the grading permit. The building permit and landscape permit are ministerial. 

5) The proposed project is reasonably designed considering site characteristics and plant species 

involved such that all feasible methods to avoid removing vegetation, or to protect or transplant 

mature trees, have been incorporated, and adequate replacement of the vegetation is 

conditioned to be provided at a location to be provided by the director. 

ENVIRONMENTAL DETERMINATION 

This project has been determined to be exempt from further environmental review, pursuant to 

California Environmental Quality Act (CEQA) Guidelines section 15303 (New Construction) and 15304 

(Minor Alterations to Land). A Notice of Exemption has been prepared for the Project, a copy of which is 

attached to this letter as Exhibit “F.” Approval of the subject project includes approval of the CEQA 

exemption. 



The City of Escondido hereby notifies the applicant that the San Diego County Clerk’s Office requires a 

documentary handling fee of $50 in order to file a Notice of Exemption for the Project. The applicant 

shall remit to the City of Escondido Planning Division a check payable to the “San Diego County Clerk” in 

the amount of $50 within two working days of the date of this letter. Per CEQA Guidelines section 

15062, the filing of a Notice of Exemption and the posting with the San Diego County Clerk starts a 35- 

day statute of limitations period on legal challenges to the agency’s determination that the project is 

exempt from CEQA. Failure to submit the required fee within the specified time noted above will result 

in the Notice of Exemption not being filed with the County Clerk, and a 180-day statute of limitations 

period will apply. 

CONCLUSION 

The owner, or his/her authorized agent, shall sign the Acknowledgement and Acceptance of Conditions 

of Approval form enclosed with this letter, and submit such form within 10 days of receipt of this letter. 

Approval of this Vegetation Removal Permit, including the Conditions of Approval applied to it, may be 

appealed as prescribed in Section 33-1303 of the Escondido Zoning Code. If no appeal is filed, the 

approval shall become final on the 11th day following the date of this letter. 

Please be advised that if you seek judicial review of the final decision in this matter pursuant to Code of 

Civil Procedure section 1094.5, the time within which judicial review must be sought is governed by 

California Code of Civil Procedure section 1094.6. 

Please feel free to contact me at (760)-839-4081, or via email at Oscar.Romero@escondido.org, if you 

have any questions. 

Sincerely, 

(a teghnl0.M : 
Christopher McKinney 

Deputy City Manager/Interim Director of Development Services 

Attachments: 

A. Biology Report 

U.S. Fish & Wildlife Letter 

California Department of Fish & Wildlife 

Findings 

Conditions of Approval 

Notice of Exemption T
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Christopher McKinney, Deputy City Manager/Interim Director of Development Services 

Veronica Morones, City Planner 

Oscar Romero, Principal Planner
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KLUTZ BIOLOGICAL | 
CON S UL T 

April 9, 2025 

Steve Walton 

Marrokal Custom Home Division 

Director of Business Operations 

E: swalton@marrokal.com 

C: 619.261.1473 

Subject: Biological Letter Survey Report for a Proposed Residential Development 

Located at 11 Stonepointe Dr, Escondido, CA 92025 

Dear Mr. Walton 

Klutz Biological Consulting (KBC) is pleased to provide this general biological survey and impact report for Assessor 

Parcel Number (APN) 272-690-01, located within the City of Escondido (City), California (Figure 1). It is understood 

the subject property is being considered for the construction of a new single-family residential development on 

undeveloped vacant land. This letter summarizes the biological resources present within the study area and 

quantifies the impacts to sensitive biological resources. Recommended mitigation measures are included but will 

be finalized through consultation with the City and the Unites States Fish & Wildlife Service (USFWS). 

It is understood the project parcel was previously considered for a similar development in 2007 which was 

approved by the City and the USFWS, but the original applicant did not follow through with the construction of 

the home and their approvals have expired (Appendix A). Per the City’s most recent communication, the current 

project will be assessed as a new development and prior approvals (including previously purchased mitigation 

credits) do not apply to the current proposed residential development (City of Escondido 2024). Specifically the 

Vegetation Removal Permit (VRP) that was issued and approved in 2007 was valid for one year and subsequently 

has expired. Mitigation credits for the removal of 0.72-acre of Coastal Sage Scrub Habitat (CSS) that was previously 

purchased as part of the Interim Habitat Loss (4d} Permit process for the removal of CSS habitat no longer is 

applicable. Also of note, since the approval in 2007, the process for the removal of native habitat (less than 1 acre) 

has changed and the original California Environmental Quality Act (CEQA) analysis is no longer in conformance 

with current CEQA Guidelines and Wildlife Agency requirements (State and Federal). 

Survey Methods and Limitations 

The study area is comprised of the subject property and a 100-foot buffer, which includes native vegetation, 

adjacent single-family residences, hardscape, and ornamental landscaping. A general survey of the study area was 

conducted by Korey Klutz on April 24", 2024, between 2:30 p.m. and 3:30 p.m. Weather conditions during the 

survey consisted of temperatures between 74 and 76-degrees Fahrenheit, 5 percent cloud cover, and winds between 

1to 3 mph. The survey was conducted by slowly walking meandering transects within, and around the study area 

where feasible, while recording all plant and wildlife species observed. Following the general biological survey, 

USFWS focused protocol coastal California gnatcatcher (CAGN) surveys were conducted. These surveys were
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conducted between May and June and consisted of surveying the site over six site visits to determine the 

presence/absence of the CAGN (Appendix B). 

Prior to the survey, a desktop analysis of the California Natural Diversity Database (CNDDB; CDFG 2024) United 

States Geologic Service (USGS) 7.5’ Quadrangle was also conducted to identify sensitive species known to occur 

in the general vicinity of the study area. Although the study area was surveyed, it should be noted that some 

sensitive resources may not have been detected due to the duration and season of the survey event. Rare annual 

plants may not have been apparent, and any wildlife species that are not active during the day (e.g. strictly 

nocturnal), are secretive in their habits, or use the study area only periodically may not have been detected 

during the survey. The entirety of the 100-foot buffer was surveyed directly on foot where possible and indirectly 

with binoculars as to avoid trespass on adjacent private properties. 

Survey Results 

Physical Characteristics 

The study parcel is located east of Interstate 15 and north of the San Pasqual River Valley within a previously 

developed residential community (Figures 1 & 2). Elevation within the parcel ranges from approximately 640 feet 

above mean sea level (ams!) along the northeastern property boundary to approximately 700 feet ams! adjacent 

to Stonepointe Drive. The property is generally moderately sloped from west to east and then abruptly falls off 

within a small canyon to the east. The property primarily supports Diegan coastal sage scrub habitat and 

urban/developed lands with ornamental vegetation. 

Soils within the study area are mapped as occurring within the Cieneba soil series which are comprised of coarse 

sandy loams, with slopes that range between 15 and 75% (Bowman 1973 and Soil Survey Staff 2018). 

Vegetation Communities 

The study area contains two distinct landcover types including Diegan coastal sage scrub (disturbed and 

undisturbed), and urban\developed lands (Figure 3). Each of the landcover types are discussed in more detail 

below. 

Diegan Coastal Sage Scrub - Diegan Coastal Sage Scrub— Diegan coastal sage scrub consists predominantly of 

low- growing, aromatic, and generally soft-leaved shrubs. Diegan coastal sage scrub is a native plant community 

characterized by soft, low, aromatic shrubs and subshrubs characteristically dominated by drought-deciduous 

species. This community typically occurs on sites with low moisture availability, such as dry slopes and clay-rich 

soils that are slow to release stored water. The representative species in this habitat type are California 

sagebrush (Artemisia californica), California buckwheat (Eriogonum fasciculatum), black sage (Salvia mellifera), 

and laurel sumac (Malosma laurina). On-site, this habitat type has been disturbed by the adjacent residential 

development but does also have a direct connection to higher quality habitat east to open space lands associated 

with the San Pasqual River Valley. 

Urban\Developed Lands - Urban/developed lands refer to any built areas that are maintained. This includes 

lands previously disturbed or are associated with fuel management, neighboring homes, ornamental vegetation 

gates, paved roads, and hardscape features (Figure 3). 

i)
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General Wildlife Observations 

Wildlife species observed during the survey included 30 bird species, and one reptile. Common species observed 

included Song sparrow (Melospiza melodia), California towhee (Melozone crissalis), Spotted towhee (Pipilo 

maculatus), House sparrow (Passer domesticus), Anna’s hummingbird (Calypte anna), Allen’s hummingbird 

(Selasphorus sp.), Bewick’s wren (Thrysomanes bewickii), and House wren (Trigologytes aedon). These species are 

all commonly observed within and adjacent to developed areas. Of note, two special status bird species were 

observed, including one lone male coastal California gnatcatcher (CAGN) (Polioptila californica californica) and a 

Cooper’s hawk (Accipiter cooperii). A full compendium of wildlife species observed can be found in Appendix B. 

Sensitive Plant and Wildlife Species 

Sensitive biological resources are those defined as follows: (1) species that have been given special recognition by 

federal, state, or local conservation agencies and organizations due to limited, declining, or threatened population 

sizes; (2) species and habitat types recognized by local and regional resource agencies as sensitive; (3) habitat 

areas or plant communities that are unique, are of relatively limited distribution, or are of particular value to 

wildlife; (4) wildlife corridors and habitat linkages; and (5) those species covered under the City’s Multiple Species 

Conservation Program (MSCP) plan. 

Six plant species were identified by the CNDDB search as potentially occurring within the project vicinity. Sensitive 

plants species detected by the literature search included wart-stemmed ceanothus (Ceanothus verrucosus), 

California adolphia (Adolphia californica), San Diego ambrosia (Ambrosia pumila), San Diego sagewort (Artemisia 

palmeri), southern tarplant (Centromadia parryi ssp. australis) and smooth tarplant (Centromadia pungens ssp. 

laevis). No sensitive plant species were observed during the survey effort. No threatened or endangered plant 

species were detected on the subject property. There is a low potential for sensitive plant species including 

threatened or endangered plant species to occur on-site (Appendix C). 

Sixteen sensitive wildlife species were also identified by the CNDDB search as potentially occurring within the 

project vicinity. These species include arroyo toad (Anaxyrus californicus) southern California rufous-crowned 

sparrow (Aimophila ruficeps canescens), Bell's sage sparrow (Artemisiospiza belli belli), orangethroat whiptail 

(Aspidoscelis hyperythra), coastal whiptail (Aspidoscelis tigris stejnegeri), Swainson's hawk (Buteo swainsoni), 

coastal cactus wren (Campylorhynchus brunneicapillus sandiegensis), rosy boa (Charina trivirgata), red-diamond 

rattlesnake (Crotalus ruber), southwestern willow flycatcher (Empidonax traillii extimus), western pond turtle 

(Emys marmorata), San Diego black-tailed jackrabbit (Lepus californicus bennettii), San Diego desert woodrat 

(Neotoma lepida intermedia), coast horned lizard (Phrynosoma_ blainvilli), coastal California gnatcatcher 

(Polioptila californica californica), western spadefoot (Spea hammondii), and least Bell's vireo (Vireo bellii pusillus). 

Of these species the California rufous-crowned sparrow, Bell’s sage sparrow, orangthroat whiptail, coastal whiptail, 

rosy boa, red-diamond rattlesnake, San Diego black-tailed jackrabbit, San Diego desert woodrat, coast horned 

lizard, coastal California gnatcatcher (CAGN) and western spadefoot all have moderate potential to occur onsite 

(Appendix C). However, except for one lone male CAGN, none of these sensitive wildlife species were detected 

during the seven surveys within the study area. The lone male CAGN was observed during the final focused survey 

and was exhibiting territorial calling while traveling throughout the property from one California sagebrush to 

another.
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Based on the survey results and the conclusion by Ms Guiterrez, the study parcel supports good quality CAGN 

habitat. The Diegan coastal sage scrub habitat consists of dense shrubs that connect with a larger tract of DCSS in 

a canyon to the east. Although the site is surrounded by landscaped and developed lands on three sides one black 

capped male CAGN was documented on site during the 2024 focused surveys. The male was territorial calling and 

traveling throughout the property suggesting the study area supports one CAGN territory. 

Critical Habitat 

A portion of the property is mapped as Critical Habitat for the CAGN by the USFWS (Figure 3). 

Jurisdictional Waters and Wetlands 

Wetlands or waters do not occur within the study area as observed in the field. Wetlands or waters as regulated 

by the United States Army Corps of Engineers (USACE), the Regional Water Quality Control Board (RWQCB) or the 

California Department of Fish and Wildlife (CDFW) do not occur on-site. 

Project Impact Analysis 

Vegetation Communities 

The proposed development will primarily impact both developed lands and Diegan coastal sage scrub (Table 1). 

However, Diegan coastal sage scrub (Tier Il) habitat that occurs in the southwest portion of the parcel will be 

selectively thinned as part of the required brush management activities in accordance with BMZ regulations. 

Table 1 Project Impacts to Vegetation Communities 

Development Footprint and Brush Management Impacts | Square Footage Acres 

Developed/Disturbed Lands 11,763 0.31 

Diegan Coastal Sage Scrub 21,978 0.54 

Impacts to CAGN USFWS Critical Habitat 16,497 0.38 

Sensitive Species 

The project as proposed will impact occupied CAGN habitat. Impacts to 0.54-acre of occupied CAGN habitat will 

require species specific mitigation and additional consultation and approvals from both the City and the USFWS. 

Sensitive Habitats 

Implementation of the project will Impacts to 0.54-acre of Diegan coastal sage scrub habitat and 0.38-acre of 

USFWS Critical Habitat. These impacts will require habitat-based mitigation. 

Mitigation 

The project as proposed will require both species specific and habitat-based mitigation for impacts to CAGN 

occupied habitat and the loss of Diegan coastal sage scrub habitat. A combined mitigation ratio of 1:1 is proposed 

to fully mitigate project impacts. The preservation of 0.54-acre of Diegan coastal sage scrub habitat will be
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purchased at an off-site mitigation bank. These mitigation credits will be sufficient to fully mitigate impacts to 

CAGN occupied Diegan coastal sage scrub habitat and USFWS CAGN critical habitat impacts. Impacts to 

developed/disturbed lands are not considered significant and will not require mitigation. 

If you have questions regarding the analysis or conclusions presented herein, please contact me at (760) 492-3342. 

Korey Klutz 

Principal Biologist 

Attachments 

Figure 1 — Regional Location 

Figure 2 — Project Location 

Figure 3 — Biological and Jurisdictional Resources 

Figure 4 — Project Impacts 

Appendix A — Previous Section 7 Consultation Record 

Appendix B — 2024 CAGN USFWS Protocol Survey Results 

Appendix C — Special Status Species with Potential to Occur
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