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RESOLUTION NUMBER R- 3 1 1 6 2 3

ADOPTED ON  MAR 2 0 2018

A RESOLUTION OF THE COUNCIL OF THE CITY OF SAN
DIEGO CERTIFYING THE ENVIRONMENTAL IMPACT REPORT
NO. 424475/SCH NO. 2015121066, ADOPTING THE FINDINGS,
STATEMENT OF OVERRIDING CONSIDERATIONS, AND
ADOPTING THE MITIGATION, MONITORING, AND
REPORTING PROGRAM FOR TOWN AND COUNTRY -
PROJECT NO. 424475.

WHEREAS, on September 28,2015, HOTEL CIRCLE PROPERTY, LLC., a Delaware
Limited Liability Company, submitted an application to Development Services Department for
Amendment to the Atlas Specific Plan, the Mission Valley Community Plan, and General Plan;
Rezone; Master Planned Development Permit, Site Development Permit, Conditional Use
Permit, Vesting Tentative Map and Easement Vacation, for the Town and Country (Project); and

WHEREAS, the matter was set for a public hearing to be conducted by the Council of the
City of San Diego; and

WHEREAS, the issue was heard by the City Council on March 20, 2018; and

WHEREAS, under Charter section 280(a)(2) this resolution is not subject to veto by the
Mayor because this matter requires the City Council to act as a quasi-judicial body, a public
hearing is required by law implicating due process rights of individuals affected by the decision,
and the City Council is required by law to consider evidence at the hearing and to make legal
findings based on the evidence presented; and

WHEREAS, the City Council considered the issues discussed in Environmental Impact
Report No. 424475/SCH No. 2015121066 (Report) prepared for this Project; NOW,

THEREFORE,
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BE IT RESOLVED, by the City Council that it is certified that the Report has been
completed in compliance with the California Environmental Quality Act of 1970 (CEQA)
(Public Resources Code Section 21000 et seq.), as amended, and the State CEQA Guidelines
thereto (California Code of Regulations, Title 14, Chapter 3, Section 15000 et seq.), that the
Report reflects the independent judgment of the City of San Diego as Lead Agency and that the
information contained in said Report, together with any comments received during the public
review process, has been reviewed and considered by the City Council in connection with the
approval of the Project.

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081 and State CEQA
Guidelines Section 15091, the City Council hereby adopts the Findings made with respect to the
Project, and that pursuant to State CEQA Guidelines Section 15093, the City Council hereby
adopts the Statement of Overriding Considerations with respect to the Project, which is attached
hereto as Exhibit A.

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081.6, the Council
hereby adopts the Mitigation, Monitoring, and Reporting Program, or alterations to implement
the changes to the Project as required by this City Council in order to mitigate or avoid
significant effects on the environment, which is attached hereto as Exhibit B.

BE IT FURTHER RESOLVED, that the Report and other documents constituting the
record of proceedings upon which the approval is based are available to the public at the office

of the City Clerk, 202 C Street, San Diego, CA 92101.
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BE IT FURTHER RESOLVED, that the City Clerk is directed to file a Notice of
Determination with the Clerk of the Board of Supervisors for the County of San Diego regarding

the Project.

APPROVED: MARA W. ELLIOTT, City Attorney

ByL*QC\@M\—O/l /V\'MV

Shannon M. Thomas
Deputy City Attorney

SMT:als

08/31/2017
03/21/2018 Rev. Copy
Or. Dept: DSD

Doc. No. 1532436 2

ATTACHMENT(S): Exhibit A, Findings/Statement of Overriding Considerations
Exhibit B, Mitigation, Monitoring, and Reporting Program
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EXHIBIT A
FINDINGS/STATEMENT OF OVERRIDING CONSIDERATIONS

FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS
REGARDING FINAL ENVIRONMENTAL IMPACT REPORT FOR THE
TOWN & COUNTRY PROJECT

Project No. 424475
SCH No. 2015121066

May 2017
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INTRODUCTION

1.1 Findings of Fact and Statement of Overriding Considerations

The California Environmental Quality Act (CEQA) (Pub. Res. Code § 21000 et seq.), and the
State CEQA Guidelines (Guidelines) (14 Cal. Code Regs. § 15000 et seq.) promulgated
thereunder require that the environmental impacts of a proposed project be examined before a
project is approved. In addition, once significant impacts have been identified, CEQA and the
CEQA Guidelines require that certain findings be made before project approval. It is the
exclusive discretion of the decision maker certifying the environmental impact report (EIR) to
determine the adequacy of the proposed candidate findings. Specifically, regarding findings,
Guidelines Section 15091 provides:

(a)

(b)

(©)

(d)

No public agency shall approve or carry out a project for which an EIR has been
certified which identifies one or more significant environmental effects of the
project unless the public agency makes one or more written findings for each of
those significant effects, accompanied by a brief explanation of the rationale for
each finding. The possible findings are:

1. Changes or alterations have been required in, or incorporated into, the
project which avoid or substantially lessen the significant environmental
effect as identified in the Final EIR.

2. Such changes or alterations are within the responsibility and jurisdiction of
another public agency and not the agency making the finding. Such
changes have been adopted by such other agency or can and should be
adopted by such other agency.

3. Specific economic, legal, social, technological, or other considerations,
including considerations for the provision of employment opportunities for
highly trained workers, make infeasible the mitigation measures or project
alternatives identified in the Final EIR.

The findings required by subdivision (a) shall be supported by substantial
evidence in the record.

The finding in subdivision (a)(2) shall not be made if the agency making the
finding has concurrent jurisdiction with another agency to deal with identified
feasible mitigation measures or alternatives. The finding in subdivision (a)(3)
shall describe the specific reasons for rejecting identified mitigation measures and
project alternatives.

When making the findings required in subdivision (a)(1), the agency shall also
adopt a program for reporting on or monitoring the changes which it has either
required in the project or made a condition of approval to avoid or substantially
lessen significant environmental effects. These measures must be fully
enforceable through permit conditions, agreements, or other measures.



(e)
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The public agency shall specify the location and custodian of the documents or
other materials which constitute the record of the proceedings upon which its
decision is based.

A statement made pursuant to Section 15093 does not substitute for the findings
required by this section.

These requirements also exist in Section 21081 of the CEQA statute. The “changes or
alterations” referred to in Section 15091(a)(1) above, that are required in, or incorporated into,
the project which avoid or substantially lessen the significant environmental effects of the
project, may include a wide variety of measures or actions as set forth in Guidelines

Section 15370, including:

(a)
(b)

(©)

(d)

(e)

Avoiding the impact altogether by not taking a certain action or parts of an action.

Minimizing impacts by limiting the degree or magnitude of the action and its
implementation.

Rectifying the impact by repairing, rehabilitating, or restoring the impacted
environment.

Reducing or eliminating the impact over time by preservation and maintenance
operations during the life of the action.

Compensating for the impact by replacing or providing substitute resources or
environments.

Should significant and unavoidable impacts remain after changes or alterations are applied to the
project, a Statement of Overriding Considerations must be prepared. The statement provides the
lead agency’s views on whether the benefits of a project outweigh its unavoidable adverse
environmental effects. Regarding a Statement of Overriding Considerations, Guidelines Section
15093 provides:

(a)

(b)

CEQA requires the decision-making agency to balance, as applicable, the
economic, legal, social, technological, or other benefits, including region- wide or
statewide environmental benefits, of a proposed project against its unavoidable
environmental risks when determining whether to approve the project. If the
specific economic, legal, social, technological, or other benefits, including region-
wide or statewide environmental benefits, of a proposed project outweigh the
unavoidable adverse envirommental effects, the adverse environmental effects
may be considered “acceptable.”

When the lead agency approves a project which will result in the occurrence of
significant effects which are identified in the Final EIR but are not avoided or
substantially lessened, the agency shall state in writing the specific reasons to
support its action based on the Final EIR and/or other information in the record.
The statement of overriding considerations shall be supported by substantial
evidence in the record.
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(© If an agency makes a statement of overriding considerations, the statement should
be included in the record of the project approval and should be mentioned in the
notice of determination. This statement does not substitute for, and shall be in
addition to, findings required pursuant to Section 15091.

Having received, reviewed, and considered the Final Environmental Impact Report for the Town
& Country Master Plan, Project No. 424475, State Clearinghouse No. 2015121066 (Final EIR),
as well as all other information in the record of proceedings on this matter, the following
Findings of Fact (Findings) are made, and a Statement of Overriding Considerations (Statement)
is adopted by the City of San Diego (City) in its capacity as the CEQA Lead Agency. These
Findings and Statement set forth the environmental basis for current and subsequent
discretionary actions to be undertaken by the City and responsible agencies for the
implementation of the project.

1.2 Record of Proceedings

For purposes of CEQA and these Findings and Statement, the Record of Proceedings for the
project consists of the following documents and other evidence, at a minimum:

. The Notice of Preparation (NOP) and all other public notices issued by the City in
conjunction with the project;

o All responses to the NOP received by the City;
° The Final EIR;

. The Draft EIR;

° All written comments submitted by agencies or members of the public during the
public review comment period on the Draft EIR;

° All responses to the written comments included in the Final EIR;

° All written and oral public testimony presented during a noticed public hearing for
the project at which such testimony was taken;

° The Mitigation Monitoring and Reporting Program;

o The reports and technical memoranda included or referenced in any responses to
comments in the Final EIR;

° All documents, studies, EIRs, or other materials incorporated by reference in, or
otherwise relied upon during the preparation of, the Draft EIR and the Final EIR;

. Matters of common knowledge to the City, including, but not limited to, federal,
state, and local laws and regulations;

° Any documents expressly cited in these Findings and Statement; and
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. Any other relevant materials required to be in the record of proceedings by Public
Resources Code Section 21167.6(e).

1.3 Custodian and Location of Records

The documents and other materials which constitute the administrative record for the City’s
actions related to the project are located at the City of San Diego, Development Services
Department, 1222 First Avenue, San Diego, CA 92101. The Development Services Department
is the custodian of the administrative record for the project. Copies of these documents, which
constitute the Record of Proceedings, are and at all relevant times have been and will be
available upon request at the offices of the Development Services Department. This information
1s provided in compliance with Public Resources Code Section 21081.6(a)(2) and Guidelines
Section 15091 (e).

2. PROJECT SUMMARY
2.1 Project Location

The 39.7-acre project site is located at 500 Hotel Circle North, San Diego, CA 92108. The site is
bounded to the south by Hotel Circle North and Camino De La Reina, to the west by Fashion
Valley Road, to the north by Riverwalk Drive and Fashion Valley Mall, and to the east by the
San Diego Union-Tribune property. I-8 is located immediately to the south of Hotel Circle North
and Camino De La Reina. The site offers convenient regional access from I-8 and SR-163.
Primary local vehicular access is provided from Hotel Circle North/Camino De La Reina and
Fashion Valley Road. The project is located within the City’s MSCP Subarea, and a portion of
the Multi-Habitat Planning Area (MHPA) bisects the northern portion of the Biological Study
Area. The project site contains approximately 6.98 acres within the MHPA.

The site currently includes over 30 buildings and structures totaling 909,257 gross square feet
(sq. ft.) and consists of a hotel, restaurants, pools, a spa/salon, a convention center, and
associated parking lots and parking structures. These buildings contain guestrooms, hotel guest
services, support areas, convention facilities, food and beverage facilities, and parking garages.
The site currently comprises 10 parcels. All parcels within the site are under a single ownership
and contain existing easements and right-of way dedication areas.

The project site includes two mid-rise hotel structures: the 10-story, 324-room Royal Palm
Tower and the nine-story, 207-room Regency Tower, located in the central-north and northeast
portions of the project site, respectively. The site also contains approximately 18 low-rise hotel
structures distributed across the southeast quadrant and center of the project site, comprising
approximately 423 hotel rooms. Each hotel provides a pool, hot tub, and pool maintenance
rooms.

In addition, the project site contains eight structures designated as event facilities. The three
largest, the Golden Pacific Ballroom, the Atlas Ballroom, and the Grand Exhibit Hall, occupy the
western third of the project site. Three other event facilities occupy the center of the project site
and two are also adjacent to low-rise hotel structures at the eastern portion of the project site.



(R-2018-78)
REV. COPY

The project site includes a three-level parking structure located in the northeast corner and
asphalt-paved parking areas to the north and south. Other miscellaneous facilities include three
restaurant buildings, a laundry facility located in the central-east portion of the project site, and a
vehicle wash area along the eastern edge of the project site.

A pedestrian bridge crosses the San Diego River on the northern portion of the site that provides
access to Fashion Valley Mall. The project site is predominately south of the River with a small
area of development at the northwest corner, north of the River.

The project site is surrounded predominantly by developed commercial space. Directly to the
north of the project site is Fashion Valley Mall. To the south and east of the project site is more
retail development, hotel facilities, and office light industry space. To the west of the project is
the Riverwalk Golf Club.

The northern portion of the project site is within the Federal Emergency Management Agency
(FEMA) Regulatory Floodway of the San Diego River (FIRM Map Number 06073C1618G,
revised May 16, 2012). The Regulatory Floodway covers the northern 13.31 acres of the project
site. Existing wetland buffers and habitat areas cover approximately 7 acres. The majority of this
area is undeveloped open space, and a portion is currently developed as parking in support of the
hotel and convention center. The project site is entirely within the floodplain of the San Diego
River (Zone AE). The project site’s drainage is split discharging north directly into the San
Diego River and to the south to catch basins in the public ROW and into a conveyance system
that extends to the San Diego River.

2.2 Project Background

In 1953, the Town and Country Hotel was the first hotel built in Mission Valley. John
J. Sherman Company of San Diego planned and designed the original Town and Country
Hotel buildings. Town & Country Development, Inc., headed by landowner Charles Brown,
constructed the buildings from 1953- 1955. Construction of new facilities and significant
renovation of many existing buildings has occurred incrementally from 1955 through 2007 to
accommodate expansion and upgrades. With construction of the Atlas Ballroom in 1970, the
Town & Country Hotel became the first major convention center hotel in San Diego.
Convention facilities underwent major additions in 1975 and 2007. In 1975, the Town &
County Hotel acquired the Le Baron Hotel (constructed 1965-1968) on the eastern 5.9-acre
portion of the site. '

2.3  Project Description
Summai‘y of Master Plan

The project proposes the consolidation, renovation, and infill redevelopment of the 39.7-acre
Town & Country Hotel and Convention Center site. The Town & Country Master Plan would
guide the redevelopment of the site. Elements of the Master Plan include a consolidated and
renovated hotel and convention center; a new compact multi-family residential neighborhood; a
restored San Diego River open space habitat; a new passive public park; and multi-use San
Diego River Pathway providing a link in a regional recreational corridor within three districts
(Park District, Residential District, and Hotel District).
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2.3.1.1 Park District

Habitat Enhancement/Restoration

One element of the Park District is the proposed restoration and enhancement of approximately
8.11 acres of native habitat, including 6.98 acres located within the Multi-Habitat Planning Area.
This includes approximately 2.53 acres of restoration and enhancement to riparian habitat and a
0.23 acre coastal sage scrub area, as required by Mitigated Negative Declaration (MND) No.
118318 and Site Development Permit (SDP) No. 400602. The remaining 5.35 acres includes the
restoration and enhancement of riparian habitat, the addition of coastal sage scrub, and the
restoration of oak woodland habitat. Additionally, the habitat area would be enclosed by a fence,
which would provide access points for maintenance of habitat and existing San Diego River
drainage structures. The project would increase the width of native habitats at the most
constricted section of the River from approximately 80 feet up to 210 feet, and would establish a
30-foot wetland buffer and a variety of Low Impact Development (LID) strategies directly
adjacent to the riparian corridor.

Population-Based Public Park

The City’s Recreation Element establishes a minimum standard of 2.8 acres per 1,000 people
for population-based parks. With the application of the multi-family vacancy rate, the project is
required to provide 3.31 acres of population-based parks. This standard can be met through
neighborhood and community park acreage, as well as park equivalencies.

In compliance with the San Diego River Park Master Plan (SDRPMP), the park space would be
designed for passive recreation. Park space may include passive lawn areas, and signage and
benches along the San Diego River Pathway for wildlife viewing and educational purposes, as
well as resting points along the trail. The park space also includes the improvement of an
existing picnic area that is currently located within the MHPA. The City of San Diego Park
and Recreation Board recommended approval of a General Development Plan for the park on
January 19, 2017. Consistent with the General Development Plan, a General Development
Permit (GDP) would be processed by the City for the portion of the site delineated within a
recreation easement providing for a population-based public park. The design of the park and its
components are consistent with the SDMC with the allowable deviations requested by the
project.

Long-term management of the passive park would focus on noise control, trash removal, and
nonnative species management. Long-term management would be the responsibility of the
Project proponent. This requirement, including the creation and implementation of a Habitat
Management Plan, would be part of the Conditions of Approval of the project. The Covenant of
Easement would also include this language.

Creation of a River Pathway

The Park District would include a 14-foot-wide San Diego River Pathway (10-foot-wide
concrete path with 2-foot-wide decomposed granite on each side). The project’s proposed San
Diego River Pathway would be located entirely within floodway open space in the River Park
District. The conceptual alignment of the San Diego River Pathway is not separately delineated
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from River corridor because it is entirely within floodway open space. Therefore, the 200-foot
River Influence Area is delineated from the southemn extent of floodway open space.

The conceptual alignment of the San Diego River Pathway would align with the Pathway to the
east on the former Union Tribune site, through the passive population based park, and connect to
the pedestrian bridge that crosses the River. The San Diego River Pathway would also be
constructed on-site, parallel to the northern property line on the north side of the River outside of
the MHPA boundary. Pedestrian access would be provided and would align with sidewalk ramps
at the intersections along Riverwalk Drive.

The Park District would result in approximately 2,500 linear feet of San Diego River Pathway
plus interconnecting pedestrian trails, adding to the emerging pathway system along the San
Diego River and providing a variety of trail experiences. The San Diego River Pathway would
also include new lighting and a fence (two-rail peeled log with a maximum height of 42-inches)
along Riverwalk Drive to keep cars from driving and parking in this area. The design for the San
Diego River Pathway unpaved portion includes planting of native flora.

The existing pedestrian bridge over the San Diego River would be replaced by a multi-use bridge
in the existing location and at the same elevation. The new multi-use bridge (suitable for use by
both pedestrians and bicycles) would be 10 feet wide. It would allow users of the San Diego
River Pathway to cross from one side of the River to the other.

There is a proposed storm water treatment system to be located adjacent to the Park District. This
would provide a separate system for new development, while maintaining the existing storm
drain infrastructure required for the existing hotel areas. The storm drain design would include
two separate systems. One system would serve the Residential District, which would treat storm
water on-site before it discharges into the collection system. The second system would serve the
renovated hotel development, including parking structure, café, lobby, and restaurant buildings.
This system would be treated at the biofiltration basin adjacent to the habitat area north of
Residential Parcel 4. This biofiltration basin would be connected to the clean water system near
the existing outfall to the River.

Parking

Approximately 145 existing parking spaces north of the River and 271 spaces south of the River,
a total of 416 spaces, would be eliminated. These eliminated parking areas would be improved
and incorporated into the River Park District.

Access to Park District

The proposed multi-use bridge would provide a direct link between the project site and the
Metropolitan Transit System (MTS) Fashion Valley Transit Center. In addition, the Park District
would include linkages to the Hotel and Residential District with pedestrian and bicycle access
ways.
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2.3.1.2 Hotel District

Hotel and Convention Center Renovations

The approximately 16.89-acre Hotel District would be located in the central and northwestern
portions of the site. Implementation of the Hotel District involves renovation of portions of the
existing Town & Country Hotel and Convention Center buildings, while demolishing other
hotel buildings to accommodate completion of new hotel facilities and residential uses. The
hotel capacity would be reduced from 954 to 700 guest rooms and the conference facilities
would be reduced from 212,762 to 177,137 gross sq. ft.

An approximately 11,400-sq.-ft. new hotel lobby is a key element of the Hotel District.
Additional new buildings include a restaurant (approximately 11,500-sq.-1t.), café
(approximately 1,300-sq.-ft.), and a four-story parking structure (approximately 145,600 sq. ft.).
These areas, along with select hotel services, would be available to residents in the Residential
District, providing a central gathering place for the community.

Roval Palm Tower

The Royal Palm Tower would receive minor interior and exterior renovations. The interior
renovations are on-going and would include updating and modernizing the existing hotel rooms.
The exterior improvements include painting the 10-story building fagade with a graphic design
of colors and patterns to increase its visual interest and perceived depth. This treatment would
break up the monolithic visual mass of the existing building and provide an updated appearance
that echoes the new overall design theme of the Hotel District. In addition, the porte cochere at
the building's main entrance facing the park and river open space would be renovated and
directly connect to a landscaped corridor in the River Park District leading to the pedestrian
bridge over the San Diego River.

To further activate uses along the River, the existing loading dock at the northern end of the
Convention Center would be replaced with an exterior function area for the Golden Pacific
Ballroom. This proposed elevated terrace would have views of the passive public park and
riparian open space.

Parking

The total parking for the renovated hotel and convention center would be approximately 921
parking spaces. This includes approximately 185 existing surface parking spaces north of the
Royal Palm Tower and the existing subterranean parking under the convention center, and a new
four-story 145,600-sq.-ft. hotel parking structure proposed north of Residential Parcel 1. The
project provides a parking ratio of approximately 1.31 spaces per room, which is slightly less
than the current on-site ratio of approximately 1.4 spaces per room.

Access

Primary access to the Hotel District would be provided via a new entryway (Private Drive A)
from Hotel Circle North to an arrival courtyard at the new hotel lobby. Private Drive A would
also directly connect to the new hotel parking garage adjacent to the arrival courtyard.



(R-2018-78)
REV. COPY

2.3.1.3 Residential District

Multi-Family Dwelling Units

The approximately 10.13-acre Residential District would be located along both the southern and
eastern edges of the project site. The project involves demolition of 27 existing structures and
on-site surface parking areas. The residential project would have structures approximately 85
feet in height and include up to 840 multi-family dwelling units. The residential buildings would
be designed to be consistent with U.S. Green Building Council Leadership in Energy and
Environmental Design (USGBC LEED) Silver standards or equivalent. The residential land uses
would be configured as four parcels located in the southern and eastern portions of the site:
Residential Parcel 1 through Residential Parcel 4.

° Residential Parcel 1 would be developed as a 1.80-acre parcel located at the
corner of Fashion Valley Road and Hotel Circle North. The proposed structure
would consist of approximately 160 dwelling units.

e . Residential Parcel 2 would be developed as a 2.53-acre parcel located at the
corner of Hotel Circle North and Private Drive A. The proposed structure would
consist of approximately 275 dwelling units and parking as described below.

o Residential Parcel 3 would be developed as a 1.99-acre parcel located north of
Parcel 2 and west of Private Drive D. The proposed structure would consist of
approximately 255 dwelling units and parking as described below. '

° Residential Parcel 4 would be developed as a 1.37-acre parcel located north of
Parcel 3, the Regency Tower, and Private Drive E and west of Private Drive D. It
is proposed to be a terraced building that ranges from approximately 26 feet- to 5
feet providing approximately 150 dwelling units and parking as described below.

The anticipated building construction types would be either “podium” or ““wrap” style. A podium
configuration generally consists of residential units built on top of a parking structure. A wrap
configuration partially conceals the sides of a freestanding, connected parking structure with
residential units. '

Parking

The Residential District would include construction of four new parking structures to yield a
total of approximately 1,287 parking spaces. A parking structure yielding approximately 224
spaces would be constructed for Residential Parcel 1, and a parking structure yielding
approximately 443 spaces would be constructed for Residential Parcel 2. A parking structure
yielding approximately 410 spaces would be constructed for Residential Parcel 3, and a parking
structure yielding approximately 210 spaces would be constructed for Residential Parcel 4.
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Access

For Residential Parcel 1, vehicular access to the proposed parking structure would be provided
from Private Drive B. No vehicular access would be permitted directly from Fashion Valley
Road, Hotel Circle North, or Private Drive A.

For Residential Parcel 2, vehicular access to the proposed parking structure would be provided
from Private Drives C and D. No vehicular access would be permitted directly from Hotel Circle
North, Private Drive A, or Camino De La Reina.

For Residential Parcel 3, vehicular access to the proposed parking structure would be provided
from Private Drives C and Street D. No vehicular access would be permitted from the north and
west sides of the parcel.

For Residential Parcel 4, vehicular access to the proposed parking structure would be provided
from Private Drives D or E. No vehicular access would be permitted from the north side of the
parcel. Private Drive D extends north and west to complete an emergency access loop around the
east and north sides of the parcel.

2.3.2 Vehicular and Pedestrian Access

The project proposes both external and internal improvements roadways. Vehicular circulation
access points within the project site are located along existing city streets. Proposed
improvements to existing City streets external to the project site are described below.

o Hotel Circle North. Hotel Circle North has a 100-foot ROW and forms a portion
of the project site southern boundary. The project proposes to widen Hotel Circle
North from Fashion Valley Road to Camino De La Reina to 4-lane Collector
standards per the Mission Valley Community Plan (MVCP). The widening would
occur on the north side of Hotel Circle North between Fashion Valley Road and
Camino De La Reina and would include an additional westbound and eastbound
through lane with a two-way left-turn lane. The widening would also include
Class II bike lanes on both sides. The parkway on the north side of Hotel Circle
North along the frontage would include an 8-foot-wide sidewalk and 6-foot-wide
planting area between the curb and sidewalk. To implement this improvement,
approximately 37 to 39 feet of widening would be required on the project site.
The traffic signals at Hotel Circle N./Fashion Valley Road and Hotel Circle
N./Camino De La Reina intersections would be modified accordingly.

. Camino De La Reina. Camino De La Reina has an 88-foot ROW and forms a
portion of the project’s southern boundary. The project proposes to widen Camino
De La Reina from Hotel Circle to Private Drive D to 4-lane Major standards per
the Mission Valley Community Plan. The project proposes to widen Camino De
La Reina along the project frontage to include an additional westbound and
eastbound through lane and a raised median. This widening would also include
Class II bike lanes on both sides. The parkway on the north side of Camino De La
Reina along the project site frontage would include a 6-foot-wide sidewalk and an
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8-foot-wide planting area between the curb and sidewalk. To implement this
improvement, approximately 41 feet of widening is required on the project site.

Fashion Valley Road. Fashion Valley Road has a 78-foot ROW and forms the
western boundary of the project site. It is currently a 4-lane Collector between
Riverwalk Drive and Hotel Circle North. Due to the proximity of existing
convention buildings to remain on Fashion Valley Road, in lieu of the frontage
improvements, the project proposes to provide an Irrevocable Offer of Dedication
(approximately 19 feet) toward half-width improvements for the widening of
Fashion Valley Road between Hotel Circle North and Riverwalk Drive to 4-lane
Major standards per the Mission Valley Community Plan. In addition, Parcel 1
would provide a 4 foot R.O.W. dedication and a 19 foot IOD Irrevocable Offer of
Dedication.

Vehicular and pedestrian movement would be accommodated throughout the project site,
allowing internal movement between the commercial and residential elements on the private
drives. The project would include construction of five private driveways that would provide
access to the hotel, convention center, and residential parcels. The internal driveways would
feature trees, landscape areas, and noncontiguous sidewalks to enhance the sense of place and
pedestrian scale. The proposed private drives are described below:

Private Drive A. Private Drive A is an 86-foot wide drive north-south that would
intersect with Hotel Circle North. This would serve as the primary access for the
Town & Country Hotel. It is essentially a relocation of the existing access point to
the west. Private Drive A would connect the new hotel arrival court and new
hotel/convention center parking garage entrance to the public street system at
Hotel Circle North. Private Drive A would also provide access for Residential
Parcels 1 and 2 via Private Drives B and C. Private Drive A includes four travel
lanes and a landscaped median. The intersection of Private Drive A and Hotel
Circle North would be controlled by a stop sign on Private Drive A. The
parkways along Private Drive A would consist of a 6-foot-wide sidewalk and 8-
foot-wide planting area between the curb and sidewalk on each side.

Private Drive B. Private Drive B is approximately 44 feet wide running east-west
that would intersect with Fashion Valley Road and serve the hotel, convention
center, and Residential Parcel 1. Private Drive B includes two travel lanes. The
parkways on Private Drive B would consist of a 4-foot-wide sidewalk and 6-foot-
wide planting area between the curb and sidewalk on each side.

Private Drive C. This is approximately 44 feet wide running east-west that would
connect Private Drive A off Hotel Circle North to Private Drive D. Private Drive
C would provide access to Residential Parcels 2 and 3 and would include two
travel lanes. The parkways on Private Drive C would consist of a 4-foot-wide
sidewalk and 6-foot-wide planting area between the curb and sidewalk on each
side.
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. Private Drive D. This is an existing north-south private driveway that is an
approximately 39-foot-wide easement (varying width) that would intersect with
Camino De La Reina. Improved Private Drive D would provide access to
Residential Parcels 2, 3, and 4. It would also provide access to the hotel via
Private Drive E and would include two travel lanes. The parkways on Private
Drive D would consist of a 4-foot-wide sidewalk contiguous to the curb where
required by site constraints and, where feasible, a 6-foot-wide planting area
between the curb and sidewalk along its western side.

. Private Drive E. This is an east-west drive with an approximately 24-foot width
that varies. Private Drive E would intersect with Fashion Valley Road and lead to
an access control point at the surface parking area north of the hotel’s Royal Palm
Tower, and wrap around the western and southern edges of Residential Parcel 4
intersecting with Private Drive D. Private Drive E would provide controlled
access to the hotel and Residential Parcel 4, and would include two travel lanes.
The sidewalks and parkways throughout Private Drive E vary due to site
conditions and width. Private Drive E would consist of a 4-foot minimum-width
sidewalk and, when provided, would consist of a variable-width planting area as
identified in the Master Plan.

24 Discretionary Actions

The project would require City of San Diego (City) approval of the following discretionary
actions.

o Master Planned Development Permit (MPDP) for the Town & Country Master
Plan;
o An amendment to the General Plan, Mission Valley Community Plan (MVCP),

and Atlas Specific Plan to remove the project from the Atlas Specific Plan (ASP)
and to update the community plan;

. Rezone from Mission Valley Planned District Ordinance (MVPDO) Multiple Use
- Zone/Specific Plan (MVPD-M/SP) to MVPDO Multiple Use (MVPD-MV-V)
which require the project to develop in accordance with both MVPDO Residential
Zone (MVR-5) and Commercial Visitor (MV-CV) zone; and a portion of the OF-
1-1 zone would be rezoned to MVPD-MV-M.

o Site Development Permit (SDP) for development on a premise with
Environmentally Sensitive Lands (ESL) to amend existing SDP No0.400602 for
development in MVPDO, and deviations from the San Diego River Park Master
Plan (SDRPMP) and from the San Diego Municipal Code (SDMC);

o Amendment to Conditional Use Permit (CUP) 88-0585 (convention center and
exhibit hall) and remove conditions of approval pertaining to the Atlas Specific
Plan (ASP), which the project would no longer be a part of and a new CUP to
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permit separately regulated uses per SDMC §131.0102, to implement the Hotel
District;

General Development Permit (GDP) would be processed by the City for the
portion of the project delineated within a recreation easement providing for a
population-based public park. The City of San Diego Park and Recreation Board
recommended approval of the General Development Plan for the park on January
19, 2017 per City Council Policy 600-33 Public Notification and Input for City-
wide Park Development Projects with deviations.

Vesting Tentative Map to create the new legal parcels and supporting
infrastructure; and

Easement vacations for the project.

Statement of Objectives

Pursuant to CEQA Guidelines Section 15124(b) and as described in Section 3.2 of the Final EIR,
the project has the following objectives:

1)

2

3)

4)

3)

Provide a Town & Country Hotel and Convention Center that is more responsive
to the expectations and needs of contemporary hotel and convention center guests

. through a selective program of renovation, rebuilding, and replacing portions of

the existing facilities;

Create a Town & Country project that would be supported by the consolidated
hotel and convention facilities within a more compact and pedestrian-friendly site
footprint;

Maintain and enhance the economic value for San Diego and the unique niche in
the San Diego region that is filled by the Town & Country Hotel and Convention
Center;

Reorient the hotel and convention center to engage the San Diego River, and
expand and enhance the River corridor with new passive open space so as to
improve the experience of visitors to and residents of the project site; and

Through a more compact hotel footprint, provide housing on-site to support
opportunities for transit-oriented residential development in proximity to the MTS
Fashion Valley Transit Center.

3. ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION

On December 18, 2015, in accordance with Guidelines Section 15082, the City distributed an
NOP of an Environmental Impact Report to the State Clearinghouse, local and regional
responsible agencies, and other interested parties. Various agencies and other interested parties
responded to the NOP. The City’s NOP, associated responses, and comments made during the
scoping meeting held on January 6, 2016, are included in Appendix A of the Final EIR.
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The Draft EIR for the project was prepared and circulated for a 45-day public review period from
August 18, 2016 through October 3, 2016. A Notice of Completion, the Draft EIR, and
appendices were submitted and circulated to state agencies for review through the State
Clearinghouse, Office of Planning and Research (SCH No. 2015121066). A request was received
to extend the public review period. The Land Development Code, Section 128.0307 (Requests
for Additional Public Review Time on the Draft Environmental Document), allows for the
Planning Director to provide formally recognized community planning groups an additional 14-
day extension to comment on the draft environmental document. Although the request was not
made by a recognized community planning group, City staff took into consideration the request
and granted an additional 14-day extension of the public review period until the close of business
on October 17, 2016. Additionally, a Public Notice for Extension of the Public Review Period
was posted on the City’s Web at http://www.sandiego.gov/city-clerk/officialdocs/ notices/
index.shtml under the “California Environmental Quality Act (CEQA) Notices & Documents”
section.

In addition, at the conclusion of the extended public review period for the Draft EIR, it was
identified that Water System Analysis (Appendix K) was inadvertently omitted from the
distribution of the Draft EIR. Therefore, on December 9, 2016, the City of San Diego
Development Services Department, as the Lead Agency circulated, through the State
Clearinghouse, for a 30-day public review period a Courtesy Public Notice and the Water
System Analysis (Appendix K). The Notice and associated documents were also placed on the
City of San Diego web-site at http://www.sandiego.gov/city-clerk/officialdocs/notices/
index.shtml under the “California Environmental Quality Act (CEQA) Notices & Documents”
section. Furthermore, the Notice was also distributed to the Central Library as well as the
Mission Valley Branch Library. No additional comments were received at the close of the 30-
day courtesy public review period.

During the review periods described above, the City received comments on the project. The City
completed responses to those comments in May 2017. Those responses have been incorporated
into the Final EIR.

4. SUMMARY OF IMPACTS

Impacts associated with specific issues (e.g., land use, transportation, air quality, etc.) resulting
from approval of the project and future implementation are discussed below.

The Final EIR concludes that the project will have no significant impacts and require no
mitigation measures with respect to the following issues:

o Agricultural Resources
. Mineral Resources
o Paleontological Resources

o Population and Housing
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The Final EIR concludes that the project will have less than significant impacts and require no
mitigation measures with respect to the following issues:

° Land Use

° Biological Resources

° Hydrology and Water Quality

. Greenhouse Gas Emissions

° Energy

. Ggology and Soils

o Visual Effects and Neighborhood Character
. Public Services and Facilities

o Public Utilities

o Health and Safety

Potentially significant impacts of the project will be mitigated to below a level of significance
with respect to the following issues:

° Transportation/Circulation ()

° Historical Resources ()
° Air Quality and Odors)
Noise

No feasible mitigation measures are available to reduce impacts to below a level of significance
for the following issues:

) Historical Resources

° Transportation/Circulation
5. FINDINGS REGARDING SIGNIFICANT IMPACTS

In making each of the findings below, the City has considered the Plans, Programs, and Policies
discussed in the Final EIR. The Plans, Programs, and Policies discussed in the Final EIR are
existing regulatory plans and programs the project is subject to, and, likewise, are explicitly
made conditions of the project’s approval.
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5.1 Findings Regarding Impacts That Will be Mitigated to Below a Level of
Significance (CEQA §21081(a)(1) and CEQA Guidelines §15091(a)(1))

The City, having independently reviewed and considered the information contained in the Final
EIR and the Record of Proceedings pursuant to Public Resource Code §21081(a)(1) and State
CEQA Guidelines §15091(a)(1), adopts the following findings regarding the significant effects
of the project, as follows:

Changes or alterations have been required in, or incorporated into, the project that
mitigate or avoid the significant effects on the environment as identified in the Final EIR
(Project No. 424475/SCH No. 2015121066) as described below:

5.1.1 Transportation/Circulation (Roadway Segments)

5.1.1.1 Potentially Significant Effect
A. Existing + Project Conditions

The traffic patterns would be different on site due to the reduction of 254 hotel rooms and
reduction of convention center space by (35,625 SF) and by adding a new residential land use
(multi-family) on site.

With the addition of project trips overall, based on the City of San Diego’s significance criteria, a
significant direct impact is identified on the Hotel Circle N.: Fashion Valley Road to Private
Drive A under the Existing + Project conditions. The LOS for roadway segments is based on the
functional classification of the roadway, the maximum capacity, roadway geometrics, and
existing or forecast Average Daily Trip (ADT) and driveway trip volumes. This street segment is
anticipated to degrade from LOS D to LOS E under the Existing + Project conditions.

B. Year 2022 (Phase II) Conditions

Per the City’s Significance Thresholds and the analysis methodology presented in the Final EIR,
project-related traffic is calculated to cause a significant impact within the study area in the Year
2022 (Phase II) + Project scenario. In Year 2022, project-related traffic is calculated to cause a
significant cumulative impact within the study area. With the addition of project trips, a
significant cumulative impact is identified on the Hotel Circle N.: Fashion Valley Road to
Private Drive A street segment. This street segment is anticipated to operate at LOS F under
Year 2022 (Phase II) conditions.

C. Year 2035 (Horizon Year) Conditions

With the addition of project traffic, based on the City of San Diego’s significance criteria,
significant project cumulative impacts are identified on the Camino De La Reina: Hotel Circle N.
to Private Drive D street segment. This street segment is anticipated to operate at LOS F under
Year 2035 (Horizon Year) conditions.
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5.1.1.2 Facts in Support of Finding
A. Existing + Project Conditions

Under Existing + Project conditions, the project is calculated to cause a significant direct impact
along one street segment. The mitigation measure for Hotel Circle N.: Fashion Valley Road to
Private Drive A would be TRANS-1 (Section 4.2.4.3). TRANS-1, which would widen this
segment to accommodate a 4-lane Collector consistent with the MVCP, would reduce the project
impacts to a level less than significant. TRANS-1 shall be assured by permit and bond
satisfactory to the City Engineer prior to the issuance of the first building permit and
improvements shall be constructed and accepted by the City Engineer prior to the issuance of the
first residential occupancy approval.

B. Year 2022 (Phase II) Conditions

Under Year 2022 conditions, the project is calculated to cause a significant cumulative impact
along one street segment (Hotel Circle N.: Fashion Valley Road to Private Drive A). The
mitigation measure for this Year 2022 Hotel Circle N.: Fashion Valley Road to Private Drive A
would be TRANS-1 (Section 4.2.4.3) on the Final EIR as provided under Existing + Project
conditions.

C. Year 2035 (Horizon Year) Conditions

Under Year 2035 (Horizon Year) conditions, the project is calculated to cause a significant
cumulative impact along one street segment (Camino De La Reina: Hotel Circle to Private Drive
D). The mitigation measure for Year 2035 Camino De La Reina: Hotel Circle to Private Drive D
would be TRANS-2 (Section 4.2.4.3), which would widen this segment to a 4-lane Major
standards consistent with the MVCP. This mitigation measure shall be assured by permit and
bond satisfactory to the City Engineer prior to issuance of the first building permit and
improvements shall be constructed and accepted by the City Engineer prior to issuance of the
first residential certificate of occupancy.

5.1.1.3 Conclusion

A. Existing + Project Conditions

Under Existing + Project conditions, the project is calculated to cause a significant direct impact
along the Hotel Circle N.: Fashion Valley Road to Private Drive A segment. TRANS-1 (Section
4.2.4.3) would result in widening of the Hotel Circle N.: Fashion Valley Road to Private Drive A
segment to accommodate a 4-lane Collector consistent with the MVCP. The widening would
occur on the north side of Hotel Circle N. between Hotel Circle N. and Camino De La Reina.
This would accommodate an additional westbound and eastbound through lane with a two-way
left-turn lane. The widening would also include Class 1I bike lanes on both sides. With
implementation of Mitigation Measure TRANS-1, potentially significant impacts to the Hotel
Circle N.: Fashion Valley Road to Private Drive A street segment would be mitigated under
Existing + Project Conditions. The project would result in a less than significant impact.
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Implementation of this mitigation measure would be assured through incorporation into the
project's MMRP.

B. Year 2022 (Phase II) Conditions

Under Year 2022 conditions, the project is calculated to cause a significant cumulative impact
along the Hotel Circle N.: Fashion Valley Road to Private Drive A segment. With
implementation of Mitigation Measure TRANS-1, potentially significant impacts to
transportation/circulation at the Hotel Circle N.: Fashion Valley Road to Private Drive A street
segment would be mitigated under Year 2022 (Phase II) Conditions. The project would result in
a less than significant impact. Implementation of this mitigation measure would be assured
through incorporation into the project's MMRP.

C. Year 2035 (Horizon Year) Conditions

Under Year 2035 (Horizon Year) + Project conditions, the project is calculated to cause a
significant cumulative impact. Implementation of TRANS-2 would reduce the project’s
cumulative impacts at the Camino De La Reina: Hotel Circle to Private Drive D street segment
to below a level of significance. Implementation of this mitigation measure would be assured
through incorporation into the project's MMRP.

5.1.2 Historical Resources (Archaeology)
5.1.2.1 Potentially Significant Effect

As discussed in Section 4.3.3 of the Final EIR, no newly identified archaeological resources
were found within the project site, as a result of the investigation completed for the
Archaeological Resources Report. Two known archaeological resources within the project site,
historic trash deposit (CA-SDI-19631, P-37-30928) and the isolate (P-37-30929), are not eligible
for the National Register of Historic Places, California Register of Historical Resources, or local
register, and were not relocated during the field survey (AECOM 2015). Although no known
archaeological resources would be impacted by the project, there is a high potential for
archaeological resources to be present below the level of previous disturbance. Buried
archaeological sites may be impacted by excavation or grading required for the project.
Archaeological resources, if present on-site, could be substantially damaged or destroyed during
the excavation for future development projects, as part of overall project implementation.
Damage or destruction of archaeological resources would be a significant project impact.

5.1.2.2 Facts in Support of Finding

The project's potentially significant historical resources impacts as they relate to historical
resources would be mitigated to below a level of significance with implementation of the
‘Mitigation Measure AR-1 identified in Section 4.3.3.4 of the Final EIR. Implementation of this
mitigation measure would require that, prior to any construction permits, including but not
limited to, the first Grading Permit, Demolition Plans/Permits and Building Plans/Permits, or
prior to the first preconstruction meeting, whichever is applicable, the Assistant Deputy Director
(ADD) Environmental designee must verify that the requirements for archaeological monitoring
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and Native American monitoring have been noted on the applicable construction documents
through the plan check process.

Archaeological Monitoring and Native American monitoring have been noted on the appropriate
CDs. Also prior to permit issuance, the applicant is required to submit a letter of verification to a
Mitigation Monitoring Coordinator (MMC) identifying the Principal Investigator (P1) for the
project and the names of all persons involved in the archaeological monitoring program, as
defined in the City of San Diego Historical Resources Guidelines. The MMC will respond to the
applicant confirming the qualifications of the PI and all persons involved in the archaeological
monitoring of the project. Prior to the start of work, the applicant is required to obtain approval
from MMC for any personnel changes associated with the monitoring program.

Prior to start of construction, this mitigation measure requires the PI to provide verification to the
MMC that a site specific records search (114 mile radius) has been completed. Verification
includes, but is not limited to, a copy of a confirmation letter from South Coast Information
Center, or, if the search is conducted in-house, a letter of verification from the PI stating that the
search was completed, and identification of any pertinent information concerning expectations
and probabilities of discovery during trenching and/or grading activities. Prior to beginning any
work that requires monitoring, this mitigation measure requires the applicant to arrange a
preconstruction meeting including the PI, Construction Manager (CM) and/or Grading
Contractor, Resident Engineer (RE), Building Inspector (BI), if appropriate, and MMC.

- Additionally, the qualified Archaeologist and Native American Monitor shall attend any
grading/excavation related preconstruction meetings to make comments and/or suggestions
concerning the Archaeological Monitoring program. If the Pl is unable to attend, the applicant is
required to schedule a focused preconstruction meeting with MMC, the P1, RE, CM or BI, if
appropriate prior to the start of any work that requires monitoring.

Implementation of this mitigation measure requires the PI, prior to the start of any work, to
submit an Archaeological Monitoring Exhibit (AME) identifying the areas to be monitored,
including the delineation of grading/excavation limits, and a construction schedule to MMC
through the RE indicating when and where monitoring will occur. The PI may request a
modification to the monitoring program based on relevant information which indicates that site
conditions, such as depth of excavation and/or site graded to bedrock, etc., may reduce or
increase the potential for resources to be present.

Implementation of this mitigation measure requires the Archaeological Monitor (AM) to be
present full-time during all soil disturbing and grading/excavation/trenching activities that could
result in impacts to archaeological resources as identified on the AME. Additionally, the Native
American monitor shall determine the extent of their presence during construction related
activities based on the AME and provide that information to the P1 and MMC.

Thereafter, the CM is responsible for notifying the RE, PI, and MMC of changes to any
construction activities. Included in this mitigation measure is the requirement that the AM
document field activity via the Consultant Site Visit Record (CSVR), which is to be faxed by the
CM to the RE the first day of monitoring, the last day of monitoring, monthly and in the case of
any discoveries. The RE shall forward copies to the MMC. The mitigation measure provides that
the Pl may submit a detailed letter to MMC during construction requesting a modification to the
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monitoring program when a field condition such as modern disturbance, post-dating the previous
grading/trenching activities, presence of fossil formations, or when native soils are encountered
may reduce or increase the potential for resources to be present.

Implementation of this mitigation measure requires a discovery notification process whereby the
AM is required to direct the contractor to temporarily suspend all soil disturbing activities in the
area of discovery and in the area reasonably suspected to overlay adjacent resources and
immediately notify the RE or Bf, as appropriate, and PI (un less the AM is the PI). Additionally,
the PI is required to immediately notify the MMC by phone of the discovery, and submit written
documentation to MMC within 24 hours by fax or email with photos of the resource in context, if
possible.

This mitigation measure provides a protocol for the determination of significance of resources
found. Specifically, the PI and Native American monitor are required to evaluate the significance
of the resource, notify the MMC by phone to discuss significance determination and submit a
letter to the MMC indicating whether additional mitigation is required. If the resource is
considered significant, the P1 is required to submit an Archaeological Data Recovery Program
and obtain written approval from the MMC. Impacts to significant resources must be mitigated
before ground-disturbing activities in the area of discovery will be allowed to resume. If the
resource is not significant, the PI is required to submit a letter to MMC indicating that artifacts
will be collected, curated, and documented in the Final Monitoring Report. The letter shall also
indicate that no further work is required.

Implementation of this mitigation measure requires that, if night and/or weekend work is to be
performed, the extent and timing be discussed at preconstruction meetings. In the event that no
discoveries were encountered during night and/or weekend work, the PI is required to record the
information on the CSVR and submit to MMC via fax by 8 a.m. of the next business day. All
discoveries are required to be processed and documented using the existing procedures detailed
in the Discovery Notification Process identified in the mitigation measure.

Upon completion of construction, the Pl is required to submit two copies of the Draft Monitoring
Report (even if negative), prepared in accordance with the City's Historical Resources
Guidelines, describing the results, analysis, and conclusions of all phases of the Archaeological
Monitoring Program (with appropriate graphics), including the Archaeological Data Recovery
Program, to MMC for review and approval within 90 days following the completion of
monitoring. This mitigation measure requires the P1 to record any significant or potentially
significant resources encountered during the Archaeological Monitoring Program in accordance
with the City's Historical Resources Guidelines, and submittal of such forms to the South Coastal
Information Center with the Final Monitoring Report. The MMC shall return the Draft
Monitoring Report to the PI for revision or for preparation of the Final Report. The PI shall
submit the revised Draft Monitoring Report to the MMC for approval. The MMC shall provide
written verification to the PI of the approved report and shall notify the RE or BI, as appropriate,
of receipt of all Draft Monitoring Report submittals and approvals.

With respect to artifacts found, implementation of this mitigation measure requires the PI to be
responsible for ensuring that all cultural remains collected are cleaned and catalogued, all
artifacts are analyzed to identify function and chronology as they relate to the history of the area;
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that fauna material is identified as to species; and that specialty studies are completed, as
appropriate. The cost for curation is the responsibility of the property owner.

The Pl is responsible for ensuring that all artifacts associated with the survey, testing and/or data
recovery for this project are permanently curated with an appropriate institution, completed in
consultation with the MMC and a Native American representative, as applicable. The P1 is also
required to include the Acceptance Verification from the curation institution in the Final
Monitoring Report submitted to the RE or Bl and MMC.

Implementation of this mitigation measure lastly requires the PI to submit one copy of the
approved Final Monitoring Report to the RE or Bl as appropriate and one copy to the MMC
(even if negative) within 90 days after notification from the MMC that the draft report has been
approved. The RE shall, in no case, issue the Notice of Completion and/or release of the
Performance Bond for grading until receiving a copy of the approved Final Monitoring Report
from the MMC which includes the Acceptance Verification from the curation institution.

5.1.2.3 Conclusion

These individual actions making up Mitigation Measure AR-1 (Section 4.3.3.4) assure the
recording and recovery of important historical and/or prehistorical information which may
otherwise be lost during construction of the project. The requirement for an archaeological
monitor to be present for all soil disturbing activities, along with specified processes, assures that
soil disturbance would be halted or diverted should any discovery be made.

With implementation of Mitigation Measure AR-1 (Section 4.3.3.4), potentially significant
impacts to archeological resources would be minimized and the project would result in less than
significant impacts to archeological resources. Implementation of this mitigation measure would
be assured through incorporation into the project's MMRP.

5.1.3 Historical Resources (Human Remains)
5.1.3.1 Potentially Significant Effect

Grading for the project could result in significant impacts to buried historical resources on-
site.There is the potential for the project to disturb subsurface human remains. Potential impacts
to subsurface human remains that may be encountered would be significant.

5.1.3.2 Facts in Support of Finding

If human remains are discovered, implementation of Mitigation Measure AR-1(Section 4.3.3.4)
requires that work stop in that area and the procedures as set forth in the California Public
Resources Code (Sec. 5097.98) and State Health and Safety Code (Sec. 7050.5) are followed.
These are also detailed in the Final EIR. Should human remains be encountered during ground-
disturbing activities conducted as part of the project, implementation of Mitigation Measure AR-
1 would reduce project impacts to below a level of significance.
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5.1.3.3 Conclusion

These individual actions making up Mitigation Measure AR-1 (Section 4.3.3.4) assure that in the
event that human remains are unearthed during grading activities, the Medical Examiner and/or
the NAHC would be contacted as required to ensure that the proper steps are taken. With
implementation of Measure AR-1 (Section 4.3.3.4), potential impacts to human remains would
be reduced to below a level of significance. Implementation of this mitigation measure would be
assured through incorporation into the project's MMRP.

5.1.4 Air Quality (Construction)
5.14.1 Potentially Significant Effect

Construction of the project could expose sensitive receptors to substantial pollutant
concentrations that would result in a health risk. Construction of the project would result in the
generation of diesel PM from the use of off-road diesel construction equipment required for
demolition, site preparation, construction, and equipment installation. The maximum cancer risk
and chronic hazard index (HI) for both workers (MEIW) and residential receptors (MEIR) during
construction of Phase 1 of the project would not exceed 10 in 1 million and 1.0, respectively. The
maximum cancer risk for the MEIR (child residential receptor) during construction of Phase II
(Residential Parcels 3 and 4) would exceed 10 in 1 million. Therefore, the construction of the
project could expose sensitive receptors to substantial pollutant concentrations that would result
in a health risk.

5.1.4.2 Facts in Support of Finding

The project's potentially significant impacts as they relate to air quality would be mitigated to
below a level of significance with implementation of the mitigation measure AQ-1 through AQ-3
identified in Section 4.5.5.4 of the Final EIR. Implementation of these mitigation measures
would require the that the construction contractor maintain and properly tune all construction
equipment in accordance with manufacturer’s specifications; construction contractors minimize
idling times either by shutting equipment off when not in use or reducing the maximum idling
time to 5 minutes; and construction contractor to provide of clear signage shall be provided for
construction workers at all access points. In addition, Mitigation Measure AQ-3 would require
that when construction activities occur on the project site after occupancy of any residential
parcels, the construction contractor shall use off-road construction diesel engines that meet, at a
minimum, the Tier 4 California Emissions Standards, unless such an engine is not available for a
particular item of equipment. Tier 3 engines will be allowed on a case-by-case basis when the
contractor has documented that no Tier 4 equipment or emissions equivalent retrofit equipment
is available for a particular equipment type that must be used to complete construction.

5.1.4.3 Conclusion

These individual actions making up Mitigation Measure AQ-1 through AQ-3 (Section 4.5.5.4)
would reduce construction-related health risks. Implementation of Mitigation Measures AQ-1
through AQ-3 (Section 4.5.5.4) would reduce significant health risk impacts. This impact would
be less than significant with mitigation. Implementation of this mitigation measure would be
assured through incorporation into the project's MMRP.
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5.1.5 Noise (Operational)
5.1.5.1 Potentially Significant Effect

Heating, air conditioning, and ventilation (HVAC) equipment would be a primary operational
noise source on-site associated with the proposed multi-family buildings and nonresidential
development. Noise levels from HVAC equipment vary significantly depending on unit
efficiency, size, and location, but generally average from 45 A-weighted decibels (dBA) to 70
dBA L at 50 feet. Project HVAC systems could increase ambient noise levels in the project site
by more than 3 dBA, depending on attenuation measures included in the design and the orientation
of the exhaust vents. Therefore, long-term noise levels from project HVAC sources would
potentially result in a substantial permanent increase in ambient noise levels (3 decibel [dB] or
greater) under existing and cumulative conditions. Therefore, the impact would be significant.

Additionally, future project stationary operational noise sources such as from HVAC equipment
could range from 47 to 72 dBA Leq. These noise levels could exceed City noise level limits at the
various time periods (i.e., day, night, evening). Therefore, a significant impact would occur.

5.1.5.2 Facts in Support of Finding

The operation of project facilities (i.e., HVAC systems) would generate noise levels that would
potentially exceed the City’s noise level limits at the various time periods (i.e., day, night,
evening). This would be a significant impact. Adherence to the federal, state, and local standards
and regulations, and implementation of Mitigation Measure NOI-1 (Section 4.7.3.4) would be
required. Mitigation Measure NOI-1 states that the City shall ensure that design and installation
of stationary noise sources for the project to implement best design considerations and shielding.
In addition, NOI-1 requires that prior to the issuance of a building permit, the applicant shall
prepare an acoustical study(s) of proposed mechanical equipment, which identifies all noise-
generating equipment, predict noise level property lines from all identified equipment, and
recommended mitigation to be implemented (e.g., enclosures, barriers, site orientation).
Implementation of Mitigation Measure NOI-1 would reduce project impacts to below a level of
significance.

5.1.5.3 Conclusion

These individual actions making up Mitigation Measure NOI-1 (Section 4.7.3.4) assure that
impacts related to operation of project facilities (i.e., HVAC systems) would not generate noise
levels that would potentially exceed the City’s noise level limits at the various time periods (i.e.,
day, night, evening). Adherence to the federal, state, and local standards and regulations, and
implementation of Mitigation Measure NOI-1 (Section 4.7.3.4) would reduce the significant
operational impacts associated with noise to a less than significant level. Implementation of this
mitigation measure would be assured through incorporation into the project's MMRP.
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5.2 Findings Regarding Mitigation Measures Which are the Responsibility of Another
Agency (CEQA §21081(a)(2)) and CEQA Guidelines §15091(a)(2))

The City, having reviewed and considered the information contained in the Final EIR and the
Record of Proceedings, finds pursuant to CEQA §21081(a)(2) and CEQA Guidelines
§15091(a)(2) that there are no changes or alterations which could reduce significant impacts that
are within the responsibility and jurisdiction of another public agency.

53 Findings Regarding Infeasible Mitigation Measures (CEQA §21081(a)(3) and
CEQA Guidelines §15091(a)(3))

The City, having reviewed and considered the information contained in the Final EIR and the
Record of Proceedings and pursuant to Public Resource Code §21081(a)(3) and State CEQA
Guidelines §15091(a)(3), makes the following findings regarding archaeological resources
(historic buildings) and transportation/circulation (intersection and roadway segment operations):

Specific economic, legal, social, technological, or other considerations, including
considerations of the provision of employment opportunities for highly trained workers,
make infeasible the mitigation measures or alternatives identified in the Final EIR
(Project No. 146803/SCH No. 2008061058) as described below.

“Feasible” is defined in Section 15364 of the CEQA Guidelines to mean
“capable of being accomplished in a successful manner within a reasonable
period of time, taking into account economic, environmental, legal, social, and
technological factors.” The CEQA statute (Section 21081) and Guidelines
(Section 15019(a)(3)) also provide that “other” considerations may form the
basis for a finding of infeasibility. Case law makes clear that a mitigation
measure or alternative can be deemed infeasible on the basis of its failure to
meet project objectives or on related public policy grounds.

Case law makes clear that a mitigation measure or alternative can be deemed infeasible on the
basis of its failure to meet project objectives or on related public policy grounds. This finding is

appropriate because there are no feasible mitigation measures available that would reduce the
identified impacts to below a level of significance.

5.3.1 Historical Resources (Built Environment)
5.3.1.1 Potentially Significant Effect

As a result of the assessment completed for the Historical Resources Technical Report (AECOM
2016), one resource was identified as eligible for the California Register of Historical Resources
and the City’s Register of Historic Resources: the Regency Conference Center. The Regency
Conference Center individually meets California Register of Historical Resources Criterion 3
and Historical Resources Board Criterion C for its embodiment of the Futurist style, with a
period of significance from 1967 to 1968. The San Diego Historical Resources Board did not
designate the property, so it is not subject to local requirements as a historical resource, although
it is still a historical resource for the purposes of CEQA.
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The project is not expected to have significant indirect impacts on historical resources. However,
it is expected to have significant direct impacts. As a result of the project, one historical resource,
the Regency Conference Center, would be demolished. Demolition of the Regency Conf