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ADOPTED ON JUN 1 5 2021

A RESOLUTION OF THE COUNCIL OF THE CITY

OF SAN DIEGO CERTIFY

ING ENVIRONMENTAL

IMPACT REPORT NO. 586670/SCH NO. 2018041032

AND ADOPTING MITIGATION MONITORING AND

REPORTING PROGRAM NO. 586670 

[MMRP] FOR

THE JUNIPERS PROJECT- PROJECT NO. 586670.

WHEREAS, Carm

el Land

 LLC, a Delaware Limited Liability Company subm

itted an

applicatio

n to Developm

ent Serv

ices Department for 

approval

 of the Amendment to th

e Rancho

Peñasq

uitos C

ommunity

 Plan; 

Rezone

 No. 2073

792; O

rdinanc

e app

lying

 the C

ommunit

y Plan

Implementation Overlay Zone on

 the prope

rty; Plann

ed Development Per

mit No. 241977

0; Site

Developm

ent Permit No. 207379

0; Vesting Tentative

 Map No. 20737

97 includ

ing an Eas

ement

Vacation; to

 rescind Conditional

 Use Permit 87-0346 associa

ted with the close

d gol f cours

e; and

approva

l of findings 

under Municipal

 Code sectio

n 142.

1311 for an adjus

tment to the b

edroom

comparabili

ty provisi

ons of the San

 Diego H

ousing C

ommission

's administra

tive regula

tions 

for

the implementatio

n of the C

ity of San

 Diego'

s Inclusi

onary H

ousing

 Ordinanc

e to 

subdivi

de a

112.3-a

cre site into 

13 lots 

for the constr

uction of an activ

e adul

t (55+

) com

munity that 

include

s

536 residen

tial unit

s and asso

ciated public 

and private

 improvem

ents at 

the form

er Carmel

Highland GolfCours

e located

 west of I-15, no

rth of Carmel Mountain R

oad, east of

 Peñas

quitos

Drive adjac

ent to 144

55 Peñasqu

itos Drive within the Ranc

ho Peñasqu

itos Community Pl

an area

(Project); and

WHEREAS, the m

atter was 

set for a

 public he

aring to 

be condu

cted by the

 City Council

of the City of San Diego (Council); an

d

WHEREAS, under Sa

n Diego Charter sect

ion 280(a)(2) 

this resolut

ion is not su

bject to

veto by the Mayor bec

ause this 

matter requi

res the C

ity Council to

 act as a 

quasi-judic

ial bod

y, a

public hearin

g is required by law implicating due 

process rights 

of individuals 

affected by the
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decisi

on, an

d the

 Counci

l is re

quire

d by law

 to cons

ider

 evide

nce at

 the h

earing 

and to make

legal

 findi

ngs b

ased on the 

eviden

ce pr

esent

ed; an

d

WHEREAS, the C

ouncil h

as con

sidered

 the iss

ues d

iscusse

d in Envi

ronmenta

l Impact

Report

 No. 5866

70/SC

H No. 20180410

32 (Report)

 prepa

red fo

r this 

Project

; NOW

THEREFORE,

BE IT RESOLVED, by the Counci

l that

 it is c

ertified tha

t the 

Repor

t has b

een complete

d

in complianc

e with the Ca

liforni

a Envir

onmental Q

uality Act of 1970 (CEQA) (Pub

lic

Resource

s Code se

ction 21000 et seq

.), as a

mended

, and th

e State C

EQA Guidel

ines th

ereto

(Calif

ornia Code o

f Regu

lation

s, Title 1

4, Chapte

r 3, se

ction 

15000 et seq

.), that

 the R

eport

reflects

 the in

depend

ent ju

dgment o

f the City of San D

iego as Le

ad Age

ncy and that t

he

information conta

ined i

n said 

Repor

t, toge

ther w

ith any

 comments

 recei

ved d

uring

 the pu

blic

review

 proce

ss, has 

been re

viewed and

 consi

dered

 by the C

ouncil

 in con

nectio

n with the

approval of the Project.

BE IT FURTHER RESOLVED, that p

ursuant

 to CEQA sectio

n 21081 and S

tate CEQA

Guid

elines

 sect

ion 1

5091, 

the C

ounc

il here

by ado

pts the

 Find

ings 

made w

ith respe

ct to 

the

Project,

 which are att

ached hereto 

as Exh

ibit A.

BE IT FURTHER RESOLVED, that

 pursuan

t to CEQA section 2108

1.6, th

e Council

hereby adopt

s the Mitigatio

n Monitori

ng and 

Repor

ting Pr

ogram, or al

teratio

ns to im

plement 

the

change

s to the Pr

oject as

 requir

ed by this C

ounci

l in order 

to mitigate o

r avo

id sign

ificant e

ffects

on the e

nviron

ment, w

hich is

 attac

hed here

to as E

xhibit 

B.

BE IT FURTHER RESOLVED, that th

e Report and

 other 

docum

ents const

ituting 

the

record

 of proc

eedin

gs up

on whi

ch the 

approv

al is 

based are a

vailab

le to the

 publi

c at th

e office

of the 

City Clerk, 2

02 C

 Stree

t, San Diego, 

CA 9210

1.
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BE IT FURTHER RESOLVED, tha

t the C

ity Clerk is

 directe

d to file

 a Notice of

Determination with the Clerk of the Board

 of Superv

isors for

 the County of San

 Diego regard

ing

th

e 

Pr

oj

ec

t.

APPROVED: MARA W. ELLIOTT, City Attorney

By

: /s/ 

Sha

nno

n C. Ec

km

eye

r

Shannon C. Eckmeyer

Deputy City Attorney

SCE:sc

05/2

1/2

021

Orig.Dept: Planning

Doc.No.: 2667873

ATIA

CHMENT

S): 

Exhi

bit A, 

Find

ings

Exhibit 

B, Mitigation

 Monitoring

 and Repor

ting P

rogram
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CANDIDATE FINDIN

GS OF FACT REGARDIN

G

FINAL ENVIRONMENTAL IMPACT REPORT FOR THE JUNIPERS PROJECT

SCH No. 2018041032

Project No. 586670

Fe

br

ua

ry

 202

1

SECTION I: INTRODUCTION

I. 

PROJECT DESCRIPT

ION

A. 

Proj

ect B

ackg

roun

d

The Jun

ipers Proj

ect ("Proj

ect") entai

ls the re

develop

ment of a 112.3-a

cre site

 current

ly

encompassing a

n inact

ive golf cour

se and fiv

e tennis c

ourts. The Pro

ject site 

is located

within the no

rtheast

 portio

n of the C

ity of San Diego's

 Ranc

ho Peña

squitos

 Community

Plan (Community Plan) area, which lies 

17 miles north of downtown San Diego and 8

miles sout

h of the City of Escon

dido. It is c

overed under

 an existing

 Condition

al Use

Permit (CUP) 87-0

346, a

ssocia

ted with the p

rior gol

f cour

se use. The

 curre

nt Ranc

ho

Peñasq

uitos C

ommunity

 Plan L

and Use Map design

ates th

e site a

s Open Space

, while

 the

specific

 map for th

e site's n

eighbor

hood (Glens) i

dentifies t

he site

 as "Golf Course."

Existing

 zoning 

is primarily Re

sidentia

l Single

-Unit (RS

-1-14.) 

A small area 

in the

southe

ast por

tion of the sit

e is zon

ed Commercia

l Visitor

 (CV-1-1

) and w

as prev

iously

associated with the former Hotel Karlan property.

The Pro

ject site i

s immediately 

west of Interst

ate 15 - 15), n

orth of

 Carm

el Mountain

Road, a

nd east 

of Peñ

asquit

os Driv

e. Sur

roundi

ng land

 uses 

inclu

de si

ngle- a

nd m

ulti-

family residen

tial to the west and north, 

and a rec

ently closed hote

l (Hotel Ka

rlan) to 

the

south. Reside

ntial uses

 are prim

arily low

-density

 single-fam

ily detached

 to the no

rth and

west, w

ith multi-fam

ily reside

nces to

 the no

rthwest an

d sout

hwest. 

Farthe

r to the

 west is

the Bla

ck Mountai

n Open Sp

ace Par

k. To the

 east a

cross 1- 

15 are

 commercia

l shoppi

ng

centers an

d office buil

dings. The ru

nway for M

arine Corps Air Stati

on (M

CAS) Miramar

is situated 

approximately 7 m

iles south of the Pro

ject site alon

g Miramar Road.

The Carmel Highland G

olf Course was

 const

ructed in

 the 1960s and

 bega

n operations

 in

1967 a

s the R

ancho P

eñasq

uitos G

olf Cou

rse. Th

e golf

 cours

e was cl

osed 

in 20

15, du

e to

reduc

ed go

lf cour

se usa

ge an

d high

er water c

osts. T

here i

s curr

ently 

no active 

land u

se on

the site.

Topogra

phy on the site

 ranges 

from approx

imately 7

50 feet a

bove mean sea le

vel

(AMSL) at the

 extreme northern

 corn

er of the P

roject sit

e to app

roximately 620 feet

AMSL at the cen

tral eas

tern portio

n of the Projec

t site. T

he site

 is mapped

 primarily

 as

ornam

ental,

 develo

ped, o

r distu

rbed veg

etation communities

. The si

te drain

s into

 an

existing m

an-made ditc

h which ex

tends al

ong the no

rtheas

tern and

 eastern

 portions

 of the

Project s

ite. The c

hannel i

s earthen

-bottomed for i

ts northe

rn exte

nt but t

ransitions 

to

being co

ncrete-li

ned before 

connect

ing to an off-site 

storm drain system

 that co

ntinues

under I- 15

. All flows are ultim

ately conveye

d into Peñ

asquitos C

reek.
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B. 

Pro

ject

 Objec

tives

The p

rimary goals

 and 

objec

tives 

of the P

rojec

t are 

to:

1. Address 

the City's hou

sing sup

ply nee

ds by prov

iding a

n expand

ed reside

ntial

footprin

t which

 includes

 both fo

r-sale

 market rate

 and for

 rent affo

rdable

 age-

qual

ified

 (55

+) res

iden

ces.

2. Provide 

a divers

ity of housing

 oppor

tunities a

nd inclu

de 15 pe

rcent affordab

le

housing 

rental un

its on site.

3. Provide compact infill r

esidential u

ses in proximity to existing

 neighborho

od

commercial t

o suppo

rt a w

alkable n

eighbor

hood with acce

ss to serv

ices;

4. Construct an

d maintain a m

ultimodal circula

tion system for vehi

cles, bicycles

,

and pedest

rians to 

enhanc

e access

ibility 

and suppor

t activ

e transpo

rtation 

and

public transit use;

5. Provide a 

new public com

munity-access

ible park a

nd provide

 public acces

s to

certain on-site pr

ivate park

s and trails to

 create a c

onnected trail

 system for

addition

al public 

recreati

onal opp

ortunitie

s and

 to promote ge

neral c

ommunity-

wide heal

th and wellness;

6. Reconstru

ct the on

-site dr

ainage as 

a natur

al drain

age fe

ature with nativ

e and

wetland s

pecies, re

sulting

 in a ga

in in native 

habitat;

7. Provide 

solar pa

nels on

 100 perce

nt o f the Proje

ct's for-sa

le and a

fforda

ble

housing structures;

8. Improve em

ergency acc

ess and enhance eg

ress routes

 on and off site; and

9. Provide electric vehicle (EV) charging stations and a centraliz

ed mobility area to

support m

ulti-modal tran

sportati

on option

s, ride-s

haring, a

nd informational

 kiosks

to support w

alking, cyc

ling and transit use

.

C. 

Junip

ers P

rojec

t Descrip

tion

The Project w

ould ent

ail the re

developm

ent of the 112.

3-acre 

site with up to 

455 for-sat

e,

age-restricted

 (55+) residen

tial units and

 81 for-rent,

 affordable,

 age-restricte

d housing

units (53

6 units tot

al), a public 

park, a pr

ivate par

k and soci

al loop

 trail with pub

lic

recreatio

n easements, and

 other pr

ivate par

ks and usable

 open spa

ce. The

 propose

d

vesting tenta

tive map (VTM) and Planned Development Perm

it (PDP) would subd

ivide

the sit

e into a tota

l of 13

 lots

: 5 resi

dentia

l lots 

(includ

ing 4 f

or-sale

 lots a

nd 1 f

or-rent

affordable 

lot), 7 park and open space lots, an

d 1 lot design

ated for priv

ate drive

ways.

The Proje

ct would al

so require 

a community plan amendment (C

PA) to redesi

gnate lan

d

use from Open Space - G

olf Course to Low-Medium Density Residenti

al and rez

one

from the exist

ing RS-1-14 a

nd CV-1-1 zones to

 Reside

ntial Multi-Unit

 (RM)-1-

1 (lower

density multiple dwellin

g unit with some characteri

stics of single dwelling uni

t for
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market rate d

evelopment) and RM-3-7 (medium density multiple d

welling units for

affordable h

ousing) resid

ential zones 

and Open Space-

Residential (

OR)-1-1 and Open

Space-Park

 (OP)-1-1 ope

n space zones. 

A Community Plan Implementatio

n Overlay

Zone (CPIOZ) is propos

ed for the Pr

oject site, to 

limit future d

evelopment to no more

than 53

6 units. S

hould a new PDP be pro

cessed, n

ew discre

tionary

 review would be

required. In addition, r

escission of existing C

UP 87-0346 that covere

d the prior

 golf

cours

e use is

 requir

ed.

The Projec

t's for-sale r

esidential ho

using unit ty

pes include

 133 50x90 single 

detached

units, 136 duplex units,

 and 186 six-plex uni

ts for a tota

l of 455 for-sale re

sidential uni

ts.

All single deta

ched units would be one to two stories hig

h, with floor plan

s ranging fro

m

1,738 to 2,527 square f

eet (SF), including th

ree or four bedrooms and two to three

bathroom

s. While the 

proposed

 zoning 

would allow for a 

30-foo

t structur

e heigh

t, the

maximum height for th

e single-sto

ry units is

 planned

 to be 21 feet 6 inche

s, and the

maximum height fo

r the two-story un

its is plann

ed to be 28 f

eet 7 inc

hes.

Duplex un

its would range from

 1,946 to 2,106 SF, with 3 bedroom

s and 2 or 2.5

bathrooms each. These str

uctures would all incorpo

rate two-story elem

ents. The

maximum allowable heigh

t is 30 feet. The

 proposed

 maximum height

 is 27 feet 1

0

inches. The s

ix-plexes would range from 1,199 t

o 2,240 SF, with 2 to 4 bedrooms and 2

to 3 bathroo

ms each. Six-plex on

e-story units would have a maximum height of

 20 feet,

11 inches and

 two-story units wou

ld reach a maximum of 26 feet, 9 

inches high.

For-rent, af

fordable hou

sing units ac

count for 15 p

ercent of

 the total propo

sed units on

the site at 81 units. Th

e units would be one-

 and two-bedroom apartment homes. The

structure 

is anticip

ated to be three 

stories 

ranging up

 to just under

 40 feet in

 heigh

t (39

feet, 11 inches). The

 RM-3-7 zone w

ould allow building he

ights of up to 40 feet.

Incorporatio

n of these incom

e-restricted

 units would exceed the Pro

ject's afford

able

housing oblig

ation, consi

stent with the City's inclus

ionary housing policies as r

equired in

the San Diego Municipal Code (SDM

C) Chapter 14,

 Article 2, D

ivision 1

3, the

Inclusionar

y Housing Ordinance. Additionally

, a varianc

e from the Inclus

ionary

Affordable H

ousing Regula

tions to address c

omparable

 bedroom mix requirement

between

 afforda

ble and m

arket rat

e units

 is part 

ofthe dis

cretiona

ry actio

ns of the

Project.

Sustainable

 design elements imple

mented throughout

 the Project 

include feat

ures,

techniqu

es, and m

aterials to

 reduce

 energy demand, water an

d resourc

e consum

ption, and

environmental waste, and to generate rene

wable energy

 on site. These elem

ents include

:

water sav

ings throu

gh use of native an

d drought

-tolerant

 plant spec

ies, hyd

rozonin

g, use

of high-efficiency irrigatio

n technology, and fully-automatic, weather-based irrig

ation

controllers; s

trategic pla

cement o f trees to provide sh

ade and coo

ling and use of

 light-

colored stone pavers

 to reduce hea

t absorption;

 heat-reflectiv

e roofing; use

 of grass

crete,

permeable pavers,

 and other methods to reduce surfac

e runoff; rooftop photovoltai

c (PV)

solar system); pre-wiring (i.e., ca

binets and conduits provi

ded for fut

ure wiring) of

 37

spaces for

 the future ins

tallation of EV charging stati

ons, with 50 percent of tha

t number

(19 spaces) 

to be active veh

icle chargin

g stations con

sistent with the City Climate Action

Plan, and provision of EV-ready pre-wiring in a11455 market-rate

 residential

 garages
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(exceedin

g requir

ements by 419 spaces)

. These e

lements ar

e implem

ented to minimize

electrical draw and emissions; increase tran

sit accessibility as

 discussed below; divert

between 70 and 90 percent o

f construction/demolition debris

 and over 

50 percen

t of

operational w

aste from landfills; reduce

 electricity consumption through us

e of

 energy-

conserving li

ghting; and restrict number and type of

 fireplaces

 (natural gas

 only, and

 only

in the 133 single

 detache

d units with 4 additiona

l natural g

as firepl

aces in an

d around

 the

Clubhouse) 

to lessen im

pact on tim

ber resour

ces and fir

e-related emissions.

A Fire Protec

tion Plan (FPP) and Wildland Fire E

vacuation Plan have been prepared fo

r

the Proj

ect, whic

h would becom

e Homeowners Associati

on (HOA) docu

ments. A

ll new

structure

s would be const

ructed to

 ignition-

resistant

 standa

rds that

 exceed the Sa

n Diego

Fire-Rescue D

epartment (SDFRD) Fire Code, includin

g requirements of

 the California

Building Co

de (CBC) Chapter 7A "Materials and Construction Methods fo

r Exterior

Wildfire Exp

osure," a

nd Califo

rnia Fi

re Code (CFC) Chapter 49

 "Requi

rement for

Wildland-Urban Interface

 Areas." These

 requirements addr

ess roofs, eaves,

 exterior

walls, ven

ts, append

ages, windows, and doors, an

d result 

in harden

ed struct

ures tha

t have

been proven to perform at high levels (resi

st ignition) duri

ng the typic

ally short duratio

n

of exposure to burning vegetation

 from wildfires. In addition,

 the Project would include

fire-resist

ive lands

caping. The 

Community H

OA would oversee

 enforce

ment of

 fire-saf

e

landscaping

, ensure co

ntinued inco

rporation and maintenan

ce of fire-resi

stive bui

lding

materials, an

d provide fo

r continue

d educatio

n of residents re

garding evacuat

ion plans.

Improvements to on- and off-site em

ergency ac

cess/egress o

ptions to/fr

om Del Diablo

Way, Carmel Mountain Roa

d, and Andorra Way/Corte Rapos

o would serve t

he entire

Glens community, inclu

ding the Project.

The Project w

ould construc

t a public par

k accessed by Janal

 Way for use b

y Projec

t

residents and

 other members of the public. 

This public p

ark would provide appro

ximately

2.87 net usable acres o

f parkland. The lan

d set aside for public park

 would be dedicated

to and maintained b

y the City. The public p

ark includes

 a dog run area,

 children's pl

ay

areas, picnic and game areas, bike racks, and a large turf area. In addition to the proposed

public park

, the Project 

includes an HOA-owned and maintained 0

.52-acre priva

te park

and 2.75-mile social lo

op trail that w

ould have publ

ic access 

easements. With the

easements in place, members ofthe 

public and the larger 

Glens community also would be

permitted to access these facilities

. The private mobility zone park with a recreation

easement woul

d incorpo

rate sport c

ourts an

d a mobility zone 

and bicycle hub. These uses

would promote bicycling

, walking, t

ransit, and carpooling. The mobility zon

e is proposed

to include 

a drop-off/pickup area for r

ideshare, car

pool and similar purpos

es; signage

regarding tra

nsit options

 and schedul

e; and shaded

 seating area

s. The bic

ycle hub is

proposed to

 include bic

ycle racks (

14 spaces), pn

eumatic air pre

ssure facilit

ies, bike

stands with tethered repair tools, outdoor day

 use lockers and two bike vending

 kiosks, a

staging are

a for shared

 scooters an

d ebikes with posted user in

formation, and

 posted

information regarding 

local and re

gional street

s and trail

s showing bike routes

.

This would tie directly into off-site multimodal connec

tions. The si

te is within 2,000 feet

of existing east- and west-bound bus stops adjacent 

to Carmel Mountain Road and is

located regionally 

between the Sabre S

prings Transit Center and the Ran

cho Bernar

do

Transit Station. The Project also provides a netwo

rk of on-site trails that

 connect to
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Project

 amenities, a

s well as pro

viding non-v

ehicular 

access rou

tes that

 connec

t to off-

site bicycle and pedes

trian routes

. The so

cial loo

p trail not

ed above

 would con

nect to

Peñasqu

itos Dri

ve, Del 

Diablo Way (pedestr

ians may pass t

hrough

 bollard

s at this

emergenc

y access

 point),

 and Carmel Mountain

 Road; 

and thereby

 would provi

de eas

y

access to the

 loop for re

sidents of the Glens. Projec

t residents

 would connect 

to the

perimeter tra

il via i

nternal 

privat

e sidew

alks or

 DG pathw

ays. Class I

I bike 

lanes ar

e also

propose

d, conne

cting Peñ

asquitos

 Drive an

d Carmel Mountain 

Road through 

the Pro

ject.

Primary veh

icular

 acces

s to the Pr

oject,

 as well as fi

re and 

emergen

cy acce

ss, would be

from a new drivew

ay, conn

ecting

 to Janal Way at the in

tersec

tion of Janal W

ay with

Peñasqu

itos Drive, to 

form a new four-w

ay inte

rsection desig

ned as a traf

fic-calm

ing

roundabout

. A secondary right-in only access po

int from Carmel Mountain Ro

ad would

be provided

 to the souther

n portion of the Pr

oject. Additionally, a

 traffic signa

l is

proposed by

 the Project a

t the intersec

tion of Peñasquitos

 Drive/Cuc

a Street/Hotel Karlan

driveway. These t

wo intersec

tion designs

 have be

en incorpo

rated into

 the Proje

ct design

to mitigate 

the tra

ffic impacts o

f the Pr

oject

. A right-

turn-in 

only access

 to the s

ite fro

m

Carmel Mountain Road is

 also proposed

. Internal con

nections within the P

roject site

would be

 provide

d with private

ly maintain

ed driveways an

d pathw

ays.

The acc

ess poin

t drivew

ay from Carmel Mountain Road would c

apture 

the m

ajority 

of

the trips f

rom points ea

st and minimize addi

tional 

Project trip

s on Peña

squitos

 Drive

. It

also would provide

 emergency

-only egr

ess, throu

gh an emergency

 personn

el-operate

d RF

(radio fre

quency

) gate, a

nd a mountable m

edian with deline

ators in

 the median cen

ter.

Emergency vehicles 

would thus be 

able to turn ri

ght or le

ft, into or 

out of the

developm

ent, and

 this rou

te also c

ould be ope

ned by emergency

 personn

el in the ev

ent of

an emergency evacu

ation. The Pr

oject a

lso propo

ses a ro

ad widenin

g on Carmel

Mountain 

Road for

 the de

celerati

on lane, 

which would 

result in a 315-

foot long

decelera

tion lane

 plus a 90

-foot long

 bay taper

 for a

 total o

f 405 linear

 feet. Th

is lane

would not exte

nd to the I-15 s

outhbo

und ramps interse

ction

 and would not a

ffect t

he

traffic sign

al; however, it would be necess

ary to make improvements in bot

h City and

California

 Department ofT

ransporta

tion (Caltrans) 

right-of-way (R

OW). The P

roject

would provide

 a Class II bu

ffered bi

ke lane a

nd non-co

ntiguou

s sidewa

lk along

 this

section of Carmel Mountain

 Road.

Two interse

ction im

provements a

re base

d on Proj

ect mitigatio

n and 

have bee

n

incorpor

ated into 

Project d

esign. A new four-w

ay inter

section designed

 as a traff

ic-

calming roundab

out occurrin

g within the public 

road right-of-way and a p

ortion of the

Project si

te, would be locat

ed at Peña

squitos D

rive and

 Janal Way, a

s noted abo

ve. The

roundab

out would provide

 single-l

ane appr

oaches on

 all side

s with a sin

gle circul

ating

lane, consis

tent with the existing

 cross-section

 of Peñasq

uitos Driv

e. Bicyclist

s in the

existing buffered bike lanes 

would merge into the auto l

ane and navigat

e the roun

dabout

as would a vehicl

e, returning

 to the bike l

ane thereafter. The rad

ii, width, and hardscap

e

to retain

 line-of-si

ght of

 the roun

dabout w

ould meet des

ign requi

rements for e

mergency

vehicle usage. In additio

n a traffic signal is proposed at the intersection o

 f Peñasquitos

Drive and

 Cuca St

reet to mitigate b

oth Projec

t impacts and

 a current

ly failing 

condition

.

The traffic signal would be consi

stent with the exi

sting cro

ss-section of Peñasquitos

Drive, provi

ding left-t

urn lanes with protect

ed phasin

g on Peña

squitos Drive.

Page 5 of 29



An existing man-made ditch trends through the eastern portion of

 the site. This does

 not

qualify as a 

City wetland but is sub

ject to the jurisdiction of the U.S. Army Corps of

Engineers, California Department of Fish and Wildlife, and California Regional Water

Quality Control Board as a non

-wetland Waters of the U.S./Waters of the State. Impacts

to this jurisdictional feature w

ould be mitigated through on-site reestab

lishment of the

drainage, off-site creation or preservation of wetland habitat, and/or purchase of

 wetland

credit within a mitigation bank, subject to perm

it approvals by

 the noted resource

agencies (currently under review by the resource agencies

, with final issuance requirin

g

completion of the CEQA process through EIR

 certification). Projec

t plans addressed in

the EIR reflect the prop

osed on-site mitigation currently und

er resource ag

encies revie

w.

As proposed, th

e drainage 

would be reestabli

shed along 

the easter

n perimeter ofthe 

site

and enhanced with native wetland habitat such as southern willow scrub, mule fat scrub,

and baccharis

 scrub. Only non-inva

sive landscap

e species would be permitted adjac

ent to

this biology mitigation area.

Approximately 12,250 feet of retaining walls are proposed ar

ound the site perimeter, with

heights of up to 12 feet, to support Project slopes and protect certain utilities in place,

including an SDG&E north-to-south gas tr

ansmission line and existing 

underground

AT&T distribution line. Other existing

 utilities on

 site wou

ld be vacated

 or retained

 and

realigned to occur within Projec

t streets. Approximately 820,

000 cubic ya

rds of

 cut and

fill are anticipated during Project gradin

g, and ittle to no i

mport or export o

f graded

material is anticipated.

The Project would comply with applicable laws and regulations (e.g.,

 the Migratory Bird

Treaty Act [MBTA] addressing nesting 

birds, California Department of Fish and Game

Code, the City's MSCP Subarea P

lan, landsc

ape water use r

equirements [Chapter 14,

Article 2, Division 4] and th

e Californ

ia Model Water E

fficient 

Landscape Ordinance

[MWELO], Inter

national Bui

lding Code/California B

uilding Code, and Title 24 e

nergy

efficiency standards, etc.). It also includes construction traffic control plans (TCPs) as

incorporate

d design feat

ures. The TCPs would be rev

iewed and determ

ined to be

satisfactory to the City Engineer prior to construction activities for the Project.

Construction activities also would comply with San Diego Municipal Code section

59.5.0404 regarding restricted construction hours.

II. DISCRETIONARY ACTIONS

The Final Environmental Impact Report (FEIR) is intended to provide documentation

pursuant to CEQA to cover all local, region

al, and state permits and/or approvals 

that

may be need

ed to implement the Pro

ject.

Implementation of the Project would require the following discretionary

 approvals from

the City:

• Vesting Tentative Map (VTM)

• General Plan Amendment (GPA)/ Community Plan Amendment
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• Rezone

• Community Plan Implementation Overlay Zone

 (CPIOZ)

• Plann

ed Develop

ment Pe

rmit (PD

P)

• Site Develo

pment Perm

it (SDP)

• Rescind Condition

al Use Permit 87-0346,

 associated with the prio

r gol

 

f course

use.

• Sewer Easement Vacation

• Variance to Bedroom Equivalency Requirements in the City of San Diego

Inclu

siona

ry H

ousing

 Guide

lines

.

Permits/Discretionary Approvals required by other agencies and entities:

• Streambed Alteration Agreement - California Department of Fish and Wildlife

(C

D

F

W

)

• Section 404 Nationwide or Individua

l Permit - U.S. Army Corps of Engineer

s

(USACE)

• Section 401 Certification - Regional Water Quality Control Board (RWQCB)

• National Pol

lutant Discharge E

limination System (NPDES) Municipal Stor

m

Water Permit Compliance - City of San Diego and RWQCB

• NPDES General Construction Activity Perm

it for Sto

rmwater Discharges

Compliance - R

WQCB and St

ate Water Resour

ces Control Board

 (SWRCB)

• MCAS Miramar Airport Land Use Compatibility Plan (ALUCP) Consistency

Determination - San Diego County Regional Airport Authority

• ROW Encroachment Permit - Caltrans

• Relocation of SDG&E gas distribution li

nes and regulating fac

ilities

• Relocation of AT&T underground telecommunication ea

sements

SECTION II: ENVIRONMENTAL REVIEW PROCESS

The City of San Diego (City) is the lead agen

cy conducting en

vironmental review

 under the

California En

vironmental Quality Act (CEQA; California

 Public Resour

ces Code sections

21000, et seq., and the Guidelines p

romulgated the

reunder in California C

ode of Regulat

ions,

Title 14, sectio

ns 15000, et seq. (CEQA Guidelines)

. The City as lead

 agency is primarily

responsible fo

r carrying ou

t the Project

. In compliance with sectio

n 15082 of

 the CEQA
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Guidelines, the City published an initial Notice of Preparation on April 10,2018, which began a

30-day period for comments on the appropriate scope of the Project EIR. Consistent with Public

Resources Code section 21083.9, the City held a Scoping Meeting on April 18, 2018. The

purpose of this meeting was to seek

 input and concerns from

 public agenci

es as well as the

general public regarding the environmental issues that may potentially result from the Project.

Pursuant to CEQA Guidelines section 15084(d)(3), HELIX Environmental Planning, Inc.

prepared and submitted environmental documents to the City on behalf of the applicant. The City

reviewed and approved the Draft EIR (DEIR) for public circulation. The City posted a Notice of

Availability of the DEIR pursuant to CEQA Guidelines section 15087. The DEIR was circulated

for 45 days for public review and comment beginning on February 19, 2020 and ending on April

6,2020. After the close of public review, the City prepared the FEIR, which provided responses

in writing to all comments received on the D

EIR. The FEIR which was published in January

2021 has been prepared in accordance w

ith CEQA.

The FEIR addresses th

e environmental effects a

ssociated w

ith implementation of the Project

.

The FEIR is intended to serve as an informational document for public agency decision-makers

and the general public regar

ding the objectives and components of the Project. The F

EIR

addresses the potential significant adverse environmental impacts associated with the Project,

and identifies feasible mitigation measures and alternatives that may be adopted to reduce or

eliminate these impacts.

The FEIR is the primary reference document for the formulation and implementation of a

mitigation monitoring and reporting program (MMRP) for the Project. All Project impacts would

be mitigated to less than significant through implementation ofthe MMRP. No impacts would

remain significant and unmitigated.

The City, acting as the Lead Agency, certifies with these Findings that the FEIR reflects the

City's own independent judgment and analysis under Public Resources Code section 21082.1(a)-

(c) and CEQA Guidelines sect

ion 15090(a)(

3).

I. RECORD OF PROCEEDINGS

For purposes of CEQA and these Findings, the Reco

rd 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

onjunction with the Project;

• All responses to the NOP received by the City;

• The FEIR;

• The DEIR;

• All written comments submitted by agencies or members of the public during the public

review comment period on the DEIR;
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• All responses to the written comments included 

in the FEIR;

• 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 Rep

orting Program;

• The reports and technica

l memoranda included or referenced in an

y responses to

comments in the FEIR;

• All documents, studies

, EIRs, or othe

r materials i

ncorporate

d by refere

nce in or

otherwise relied upon during the preparation of the DEIR and FEIR;

• Matters of common knowledge to the 

City, includin

g, but not lim

ited to, fe

deral, state,

and local 

laws and re

gulations

;

• Any documents expressly cited in these Findin

gs; and

• Any other releva

nt materials requ

ired to be in the record of proceedings 

by Public

Resources Code section 21167.6(e).

The documents and other 

materials that co

nstitute the r

ecord of proceedings 

on which the City's

CEQA findings 

are based are loca

ted at the

 Office of the City Clerk, 20

2 C Street

, 2nd Fl

oor,

San Diego, Californ

ia 92101. This information is provi

ded in complianc

e with CEQA Guidelines

section 15091(e).

Copies of the document that constit

ute the record of proceedings 

are on the City's web

site and at

all relevant tim

es have been available upo

n request a

t the offices of the City's DSD. The DEIR

was also placed on the City's w

ebsite at w

ww.sand

ieo.ov/citv

-clerk/officialdo

cs/ublic-

notices, and

 the FEIR was placed on the City's website at www.sandieo.ov/final. This

information is prv

ided in compliance with the Publ

ic Resour

ces Code 2108

1.6(a)(2) an

d State

CEQA Guidelines 15091(e).

SECTION III: FINDINGS

. INTRODUCTION

CEQA states that 

no public age

ncy shall ap

prove or carry out a

 Project which ide

ntifies

one or more significant environmental impacts of a Project unless the public agency

makes one or more written findings for each

 of those significa

nt effects, and, in

 the case

of impacts that ha

ve not been mitigated to

 less than

 significa

nt, that findi

ngs are

accompanied by an overriding

 justificati

on and rationale f

or each (no significa

nt and

unmitigated impacts would occur for the Pro

ject; all significant im

pacts would be

mitigated to less 

than signifi

cant). The

 possible

 findings 

are:

• Changes or alterations 

have been required in, o

r incorporated into, the P

roject

which mitigate or av

oid the significa

nt environm

ental effec

ts on the enviro

nment.
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• Those changes or alterations are within the responsibility and jurisdiction of

another public agency and have been or can or should be adopted by that other

agency and not the agency making the findings. Such changes have been adopted

by such other agency or can and should be adopted by such other agency.

• Specific economic, legal, social, technological, or other considerations, including

considerations for the provision ofemployment opportunities for highly trained

workers, make infeasible the mitigation measures or Project alternatives identified

in the Final FEIR.

(Pub. Re Code, § 21081; CEQA Guidelines, §15091)

CEQA requires that the lead agency adopt mitigation measures or alternatives where

feasible to avoid or lessen significant environmental impacts that would otherwise occur

with the implementation of a project. Project mitigation or alternatives are not required,

however, when they are infeasible or when the responsibility for modifying a proposed

project lies with another agency (CEQA Guidelines, §15091[a][(b]). For those significant

impacts that cannot feasibly be reduced to a less than significant level, the lead agency is

required to find that specific overridin

g economic, legal, social, techn

ological, or other

benefit of a proposed project outweighs the significant effects on the environment (Pub.

Res. Code, §21081[b]; CEQA Guidelines, §15093). If such findings can be made, the

CEQA Guidelines state that "the adverse environmental effects may be considered

acceptable" (CEQA Guidelines, §15093). As noted, no significant and unmitigated

impacts were identified for the Project.

CEQA also requires that the Findings made pursuant to section 15091 be supported by

substantial evidence in the record, meaning enough relevant information has been

provided, including reasonable inferences that may be made from this information, to

support a conclusion, even though other conclusions might also be reached. Substantial

evidence includes facts

, reasonable assumptions predicated on facts, and exper

t opinion

supported by facts. (CEQA Guidelines, § 15384.)

The Findings reported in the following pages incorporate by reference the facts and

discussions of the FEIR, and summarize pertinent sections of the Project FEIR and

relevant information, including the responses to comments. For each ofthe significant

impacts associated with the Project, the following discussion is provided:

• Impact or Descrption ofSign(tcant Eècts: The specific impact being addressed

by the Finding.

• Finding: Specific description of the environmental effects identified in the FEIR,

including a conclusion regarding the significance of the impact. One or more of

the three specific findings set forth in CEQA Guidelines section 15091.

• Mitigation Afeasures: Identifies feasible mitigation measures in the FEIR or

actions, that are required as part ofthe Project.
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• Rationale

: A summary of the re

asons for 

the Findin

g(s).

• Rerence: A notation on the specifi

c section in

 the FEIR that includ

es the

evidence and discussion of the identified impact.

II. ENVIRONMENTAL EFFECTS FOUND NOT SIGNIFICANT DURING

PROJECT SCOPING

The Council of the City of San Diego hereby fin

ds that the 

Project would not hav

e the

potential to 

cause signific

ant impacts asso

ciated with the impact cate

gories outl

ined

below. These findin

gs are based

 upon initia

l study environ

mental revie

w where the City

determined that the Project would not have the pote

ntial to cause significan

t impacts

associated

 with the following issue ar

eas:

• Agriculture and Forestry Resources

• Mineral Resources

• Paleontology

• Populati

on and Housing

• Schools

III. ENVIRONMENTAL IMPACTS ANALYZED IN FEIR THAT ARE LESS THAN

SIGNIFICANT AND DO NOT REQUIRE MITIGATION

The Council 

of the C

ity of San 

Diego her

eby finds

 that dir

ect and cumulative

environmental impacts in the following areas would be less than significant. Pursuant to

CEQA Guidelines section 15091(a) written findings by the

 public agency are

 only

required for each o f the significant effects i

dentified in the FEIR

. For those areas not

addressed in Sections

 IV, V, VI and VII of these Findings, no significan

t impact was

determined in the FEIR. These Findings are b

ased on the analyses con

ducted for the

Project as described 

in Section 5.0 of the FEIR, which are incorporated by reference

herein to these Findings.

The City, as the Lead

 Agency, prepa

red an EIR and found no significant 

impacts would

occur in the following areas, with no mitigation required:

• Land Use (inconsistency/conflict with the environmental goals, objectives, or

guidelines of the General/Community Plan; deviation or variance resulti

ng in a

physical impact on the environment; and incompatibility with the City Noise

Element, or an adopted ALUCP)

• Transportation (potential for traf

fic congestion related to construction, tr

affic load

and capacity of street segments, or traffic adde

d to any congested freeway

segment, interchange or ramp; conflict with planned transportation systems;

traffic hazards to motor vehicles, bicyclists, or pedestrians; and conflict with

adopted policies, plans, o

r programs supporting alternative 

transportation modes)
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• Visual Effects/Neighborhood Character 

(blockage of public views to scenic

vistas; creat

ion of a negativ

e aesthetic 

site or projec

t; impacts to ne

ighborhoo

d

character relative to 

incompatibility to surrounding development or substantial

alteration to existing

 or planned

 character of the area;

 substant

ial chang

e to

existi

ng lan

dform, and g

enera

tion of substan

tial li

ght or

 glare)

• Noise (expos

ure to operationa

l or construc

tion noise, creati

on ofa signific

ant

permanent in

crease in 

ambient no

ise levels

, and vibrati

on)

• Air Quality (Air Quality Management Plan Consistency, criter

ia pollutant

emissions, expo

sure of sensitive 

receptors to

 substantial

 pollutant con

centration

s,

and exposure to objectionable odors)

• Greenhouse Gas Emissions (generation

 of GHGs and Climate Action Plan

co

ns

ist

en

cy

)

• Energy (potential fo

r wasteful energ

y use)

• Biological R

esources (se

nsitive spec

ies and habitat

s including

 plant speci

es, City

Environmentally Sensitive Lan

ds [ESL] wetlands, sensiti

ve vegetation

communities 

(exclud

es jurisd

ictiona

l strea

mbed/non-veget

ated w

etlands

addressed below), raptor for

aging, nest

ing western blu

ebird and Cooper's haw

k,

or nesting

 birds in general [in

cluding raptor

s]; wildlife corrid

ors; and c

onflict with

local po

licies or 

ordinanc

es protec

ting biol

ogical res

ources)

• Hydrology/Water Quality (increase in i

mpervious surfaces and runoff, drain

age

alteration, d

evelopment within a floodp

lain/result

ing in flood hazard, 

increase in

pollutant disc

harge and effects on waters quality)

• Geology and Soils 

(potential 

for geologi

c instability,

 erosion and

 sedimentation,

and geologic hazards)

• Historical

 and Tribal C

ultural 

Resource

s (struct

ures)

• Public 

Utilities (n

eed for 

constru

ction o

f new

'

 water, se

wer or so

lid waste

management systems or subst

antial alte

rations to existing ut

ilities result

ing in

physical impacts)

• Public Services and Facilities (potential for inadequate public service facilities

related to police, fire, librari

es. and park and recreation

 facilities)

• Health and Safety (fire risk, emergency response/ev

acuation, airport h

azards)

References:

 

FEIR„ § 5.1.2 and 5.1.

3, 5.2.2 through

 5.2.4, 5.3.2 through 5.3.6

, 5.4.2

through 5,4,4,5.5.

2 through 5.5

.5,5.6.2,5.

7.2,5.8.2 thr

ough 5.8.5

,5.9.2 throu

gh 5.9.5,

5.10.2 thro

ugh 5.10.4

, 5.11.2,5

.12.2,5.1

3.2, and 5

.14.3 th

rough 5.14.5

.
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IV. ENVIRONMENTAL IMPACTS FOUND TO BE LESS THAN SIGNIFICANT

AFTER MITIGATION

The Council of the City of San Diego, having reviewed and considered the information

contained in the FEIR, hereby finds pursuant to Public Resources Code

section 21081(a)(1) and CEQA Guidelines section 15091(a)(1) that the following

potentially significant impacts would be less than significant after implementation of the

specified mitigation measures. These findings are based on the discussion of impacts in

Sections 5.0 of the FEIR, incorporated by reference herein, and as more fully described

below.

The draft FEIR concludes that the Project would result in less than significant

environmental impacts with implementation of mitigation measures with regard to:

• Transportation/Circulation (intersection capacity)

• Biological Resources (jurisdictional streambed/unvegetated waters)

• Historical and Tribal Cultural Resources (potential for unknown buried resources)

• Health and Safety (potential for contaminant exposure during

construction/operations)

Changes or alterations have been required in, or incorporated into, the Project which

mitigate or avoid the significant environmental effects on the environment.

A. Transportation

Impact: Potential for Traffic Congestion

Issue 1: Would the Project result in an increase in projected traffic which is

substantial in relation to the existing traffic load and capacity of the street system?

Issue 2: Would the Project have a substantial impact upon existing or planned

transportation systems?

(a) 

Findi

ng

Significant direct and cumulative impacts would occur at the Peñasquitos Drive/Cuca

Street/Hotel Karlan Driveway and the Peñasquitos Drive/Janal Way/Project Access

intersections under the Existing Conditions Plus Project, Near- Term Plus Project, and

Year 2050 Plus Project scenarios.

Changes or alterations have been required in or incorporated into the Project which

mitigate or avoid the significant environmental effects on the environment. Following the

implementation of mitigation measures TRA1 and TRA2, these impacts would be less

than significant. 
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(b) 

Mitigatio

n Measures

TRA-1: Traf

fic Sign

al at Pe

ñasquitos

 Drive/C

uca Str

eet/Hotel K

arlan Drivew

ay

Interse

ction Prior to

 issuan

ce of the fir

st buil

ding perm

it, Owner/Per

mittee 

shall ass

ure by

permit and bond the

 construction

 o f a traffic s

ignal at Peñ

asquitos

 Drive/Cuca

Street/H

otel Kar

lan Driv

eway with dedicated

 left-turn l

anes with protect

ed phasi

ng on

Peñasq

uitos 

Drive, 

and permissive

 phas

ing o

n the m

inor stre

et (Cuca S

treet

/Hotel Karlan

Driveway) appr

oaches, 

satisfact

ory to the C

ity Engine

er. Improvem

ents sha

ll be

completed and

 operation

al prior to

 the Proje

ct's first

 occupan

cy.

TRA-2: Rounda

bout at P

eñasquit

os Drive

/Janal W

ay/Projec

t Access 

Intersect

ion Pr

ior to

issuance o

f the fir

st build

ing permit, Owner/Perm

ittee sh

all assure 

by permit and b

ond the

construc

tion of a single

-lane ro

undabou

t at Peñ

asquitos 

Drive/Jana

l Way/Pr

oject Access,

satisfacto

ry to the City Enginee

r. Improvements shal

l be com

pleted and 

operation

al prior

to the Proj

ect's first

 occupanc

y.

(c) Rationale

The trip generati

on for a

ll 536 propo

sed housin

g units w

as calcu

lated usin

g the City of

San Diego Trip Generation Manual (2003) trip generatio

n rate for 

"Retirement/Senior

Citizen Ho

using." P

eak hour r

ates are no

t provided by t

he City's trip g

enerat

ion manual.

The S

ANDAG (Not So)

 Brief

 Guide o

f Vehicul

ar Traf

fic Generation

 Rate

s for th

e San

Diego Region 

(2002) wa

s used 

to calcula

te the 

peak hour 

trip gene

ration.

The Tra

ffic Impact Analysis 

IA) prepar

ed for t

he EIR at Appendix

 B analy

zed

potential 

effects to

 study area int

ersection

s under 

Existing,

 Near-Term (Openin

g Day),

and Horizon Year cond

itions, w

ith and without t

he Projec

t. The

 Project

 is forecas

ted to

generate

 a total o

f 2,144

 average d

aily tra

ffic (A

DT) with 10

7 trips d

uring th

e AM peak

hour (43 inbou

nd/ 64 outbound

) and I 

50 trips du

ring'the P

M peak hou

r (90 inboun

d/

60 outbound).

Trip dis

tribution

 was based

 on the exi

sting trav

el patterns 

in the area t

he proximity of the

Project land 

uses to complementary uses, p

roximity to 1-

 15, the typ

e of housing proposed,

and general kno

wledge of the area. Residents

 of age-quali

fied housing

 include

 both

retirees w

ho would tend to avoid

 unnecess

ary peak

 hour tr

ips and

 travel t

o a vari

ety of

local and regional des

tinations, an

d those still i

n the workforce whose trave

l patterns

reflect t

hat of a m

ore typ

ical c

ommuter.

Based on the City signi

ficance c

riteria co

ntaine

d in FEIR Table 5

.2-3 and the a

nalysis

methodologi

es described 

in the FEIR evaluation (and discussed 

in more detai

l in the

Project 

Traffic Impact Analysis, L

LG 2019), the Pr

oject would result in

 significa

nt direc

t

and cumulative 

impacts at 

two study area in

tersec

tions, incl

uding In

tersec

tion #6,

Peñasquito

s Drive/Cuca Str

eetHotel Karlan Driveway, and Inte

rsection #7, Peñasqui

tos

Drive/Jana

l Way/Futu

re Proje

ct Access. All othe

r impacts w

ould be l

ess tha

n significa

nt

and would not requir

e mitigation measures.

The Existi

ng Plus

 Project

 conditio

n represe

nts the e

ffect of Projec

t traffic

 on the ex

isting

street ne

twork at the

 time of traffic da

ta collecti

on (Februa

ry 2018) without assu

ming
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either ad

ditional

 reason

ably for

eseeabl

e devel

opment proj

ects or 

addition

al road

improvem

ents in the ba

seline con

dition ot

her than those 

proposed

 as part of

 the Proj

ect

(Le., the 

fourth leg

 of the Peña

squitos D

rive/Jana

l Way inte

rsection and the ri

ght-turn i

n

only access 

and frontage 

improvements on Carmel Mountain Road). Anticipated trips

associate

d with buildou

t o f the Projec

t were then

 distribut

ed throu

ghout the 

study area 

to

determine the ch

anges in

 operati

ons for in

tersect

ions and

 road

way segm

ents.

Traffic g

enerated

 by the Pr

oject was adde

d to the e

xisting

 traffic vo

lumes to develo

p the

Existing 

Plus Proj

ect volum

es. Without inc

luding rea

sonably 

foreseeab

le develop

ment, or

installation of a traffic signal a

t the intersect

ion o f

 Peñasquit

os Drive/Cuca S

treet/Hotel

Karlan Driveway and a round

about at Peña

squitos Driv

e/Janal Way/Future 

Project

Access, all 

intersect

ions ar

e calcul

ated to con

tinue to

operate 

at LOS D or bet

ter exc

ept

for Intersections #6 and #7.

Based on

 City signif

icance

 criteria

 Project-

related increa

ses in delay 

at Inter

section #6

and Intersect

ion #7 would result in

 significant

 impacts becau

se both inters

ections wou

ld

be degrad

ed from LOS E and B, respectiv

ely, to L

OS F and

 E, respect

ively. Interse

ction

#11 would not be s

ignifican

tly impacted b

y the Projec

t becaus

e the L

OS grade

 would not

change,

and the a

llowable delay

 threshol

d of 2.0 seco

nds would not be exc

eeded.

The Near-Term Opening D

ay scenari

o adds tra

ffic antici

pated to be gen

erated b

y three

other nearb

y development project

s in the near fu

ture, and then adds the traff

ic generated

by the Projec

t to develop the Near-Term

 Opening Day Plus Pro

ject volum

es. This

scenario ass

umes existing 

lane geometrics, exc

ept that th

e Near-Term Plus Pr

oject

scenario inclu

des addition

al road improvements as part o

f the Project (

i.e., the fou

rth leg

of the Peña

squitos 

Drive/Jana

l Way inte

rsection

 and the right

-turn in

 only

 access

 and

frontage im

provements on Carmel Mountain Ro

ad). The re

sulting conditions 

at

intersect

ions and r

oadway segm

ents are 

shown on FEIR Table 

5.2-7. Inter

sections 

#6 and

#7 cont

inue to sh

ow a signif

icant Pr

oject con

tributio

n to these c

umulative

 impacts.

The Horizon Year volum

es were obta

ined from the ŠA

NDAG Series 12

 Year 205

0

forecast

 traffic m

odel to 

forecast th

e basel

ine traf

fic volum

es repre

senting th

e Horizon

Year without P

roject co

nditions. T

he anal

ysis assum

es that no 

improvem

ents to

 the study

area str

eet seg

ments a

nd inter

section

s would occu

r by the

 Year 2

050 and that 

the ex

isting

on-the

-grou

nd condi

tions w

ould remain.

The net incr

ease in traffic with the Project 

was added to the base

line Horizon Year traffic

volumes to arr

ive at Horizon Year Plus 

Project

 conditi

ons, as 

demonstrate

d on FEIR

Table 5.

2-9. Interse

ctions #6 and #7 would have

 signifi

cant impacts in the H

orizon Year

Plus Project.

After mitigation measures TRA-1 and TRA-2 are applied

, the abov

e stated i

mpacts

would be less 

than significan

t. FEIR Tables 5.2-12

 and 5.2-13

 show the del

ay in both

Near Term

 and Horizon Year scenar

ios with mitigation 

applied. Bo

th intersecti

ons would

operate 

at LOS A in both

 the AM and PM

 peak

 hours.

Re

rene

e: F

EIR § 5

.2.2
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B. Biological Resources

Impact: Sensitive Species and Habitat

Issue 1: Would the Proj

ect result in

 a substan

tial adverse

 impact either

 directly or

through habitat modification, on any species identified as a candidate, sensitive, or

special status species in the MSCP or other local or regional plans, policies or

regulations, or by CDFW or USFWS?

Issue 2: Would the Project result in a substantial adverse impact on any Tier I

Habitats, Tier Il Habitats, Tier IIIA Habitats, or Tier IIIB Habitats, as identified in

the Biology Guidelines of the Land Development manual or other sensitive natural

community identified in local or regional plans, policies, regulations, or by the

CDFG or USFWS?

(a) Finding

Construction of the Project would result in impacts to the man-made

drainage feature that occurs within the eastern/northeastern portion of the

Project site, which qualifies as a non-wetland Waters of the US/Waters of

the State subject to USACE and RWQCB jurisdiction and a streambed

habitat subject to CDFW jurisdiction. The Project would be required to

notify the regulatory agencies o f impacts to jurisdictional resources and

would be required to implement any compensatory mitigation determined

by 

tho

se 

age

nci

es.

Changes or alterations have been required in or incorporated into the

Project which mitigate or avoid the significant environmental effects on

the environment. Following the implementation ofmitigation measures

impacts would be less than significant.

(b) Mitigation Measures

BIO-1: Impacts to 0.10 acre of USACE- and RWQCB-jurisdictional non-

wetland waters of the U.S./State shall be mitigated at a minimum 1:1 ratio

through one or a combination of the following: on- and/or off-site

establishment, re-establishment, rehabilitation, and/or enhancement of a

minimum of 0.10 acre waters of the U.S./State; and/or off-site purchase of

waters of the U.S./State credits at an approved mitigation bank, such as the

Brook Forest Conservation/Mitigation Bank, or other location deemed

acceptable by the USACE and RWQCB. Impacts to waters of the

U.S./State would require notification to the USACE for issuance of a

Section 404 CWA permit and notification to the RWQCB for issuances of

a Section 401 CWA permit from the RWQCB.

BIO-2: Impacts to 0.15 acre of CDFW-jurisdictional streambed will be

mitigated at a minimum 1:1 ratio through one or a combination of the

following: on- and/or off-site establishment, reestablishment,
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rehabi

litation

, and

/or enha

ncement o

f a minimum of

 0.15 a

cre ripa

rian

and/or str

eam habitat; a

nd/or off-site purc

hase of riparia

n and/or str

eam

credits at an appro

ved mitigation bank, such as the Brook

 Forest

Conservation

/Mitigation Ba

nk, or other 

location deemed accept

able by the

CDFW. Impacts to CDFW-jurisdict

ional reso

urces would req

uire

notificat

ion to the CDFW for a C

FG Šection 

1602 Stream

bed

Authorization Agreement.

(c) Rationale

A jurisdictional wetland delineation of the Projec

t site was conducted by

HELIX on March 9, 2018

, and results a

re includ

ed in the F

EIR Biological

Resource

s Letter Re

port (HELIX 2019c) at FEI

R Appendix

 F. The

delineat

ion was condu

cted to identif

y and map any water and 

wetland

resources

 potentia

lly subjec

t to USACE, RWQCB, and/or 

CDFW

jurisdic

tion. The d

elineat

ion was also

 conduc

ted to

 determ

ine th

e presen

ce

or absence of wetlands charact

erized by the City as Enviro

nmentally

Sensitive Lands (ESL).

The site sup

ports a sin

gle jurisdiction

al feature in

 the for

m o f a man-made

ditch, which was identified as be

ing subject to USACE, RWQCB, and

CDFW jurisdi

ction. The ditc

h was created

 during

 grading a

nd

develo

pment of the

 prior o

n-site

 golf co

urse in

 the 1

960s. 

There

 are

 no

areas within the P

roject sit

e that meet the crit

eria to be con

sidered C

ity

ESL wetlands

. The on-s

ite ditch 

is man-made and

 ephemeral in

 nature

being fed

 primarily by urban runoff

 from the adjace

nt reside

ntial

development and lacks sufficient hydrology to support significant and

self-susta

ining stand

s of wetland dependent

 vegetation

. Despite

 the lack

 of

native

 riparia

n habitat

 or vege

tation

 within the ditc

h, it qu

alifie

s as a no

n-

wetland W

US/WS subject

 to USACE and RW

QCB jurisdic

tion and a

streambed subjec

t to CDFW jurisdic

tion. Unavoidable 

impacts w

ould

occur to n

on-wetland w

aters of the U.S./State

 and CDFW jurisd

ictional

streambed habitat i

n order to realign and enhance 

the existi

ng man-made

drainage ditch from

 its current configuration and disturbed condition. The

realignment and enhancement activ

ities would require

 permanent 

impacts

to the e

xisting di

tch includ

ing 0.10 acre of

 USACE/RWQCB-

jurisdicti

onal non-w

etland waters of the U.S./State 

and 0.15 ac

re of

CDFWjurisdiction

al streambed. Projec

t impacts to the man-made ditch

are shown in FEIR Figure 5.8-2, Vegetation and Jurisdictional Res

ources

Impacts and 

quantified

 in FEIR Table

 5.8-4, Ju

risdictional Im

pacts and

Mitigation, and

 incorporated herein bý reference.

Reference: FEIR § 5.8.2
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C. 

Histor

ical 

and T

riba

l Cultur

al Resour

ces

Impact: Historical and Tribal Cultural Resources

Issue 1: Would th

e Projec

t result i

n an al

teration,

includin

g the ad

verse

 physica

l or

aesthet

ic effects

 and/or the d

estructi

on of a prehist

oric sit

e or his

toric bu

ilding

(including

 an archite

cturally sig

nificant bu

ilding), stru

cture, objec

t or site?

Issue 2: Would the Pro

ject resu

lt in t

he distur

bance o

f any 

human rem

ains,

inclu

ding 

those 

interr

ed ou

tside 

of form

al ce

meteries

?

Issue 3: Would the Project ca

use a substa

ntial adverse 

change in the s

ignificance 

of

a tribal 

cultura

l resourc

e, defined

 in Pub

lic Resource

s Code sec

tion 210

74 as eit

her

a site, featu

re, place, cult

ural landsca

pe that is g

eographically 

defined i

n terms of

the size

 and scope o

f the la

ndscape

, sacred

 place, or

 object

 with cult

ural val

ue to a

California Na

tive American tribe, and that is:

a) Lis

ted or e

ligible

 for lis

ting in the

 Califor

nia Register

 of Historic

al

Resource

s, or in 

a local 

registe

r of hi

storical 

resource

s as def

ined in 

Public

Resou

rces C

ode s

ection

 5020

.1(K);

 or

b) A resourc

e deter

mined by

 the lead

 agency

, in its

 discret

ion an

d suppo

rted

by substa

ntial ev

idence, 

to be sig

nifican

t purs

uant t

o criter

ia set 

forth in

subdivision (c) of Public Resources Code section 5024.1.

(a) Finding

The poten

tial exists f

or subsur

face resourc

es to occur

 on the su

bject

proper

ty. I f presen

t and si

gnifican

t in natur

e, gradin

g asso

ciated w

ith the

Project 

would result in

 a signi

ficant impact on these

 resourc

es.

Changes o

r alterations 

have bee

n require

d in or inco

rporated into the

Project 

which mitigate o

r avoid the 

signific

ant env

ironmental effe

cts on

the environment. Following the implementation ofmitigation measures

impacts 

would be les

s than

 signi

ficant

.

(b) Mitigation Measure

Standard 

Mitigation 

Measure HIS-1 for Archeolog

ical Monitoring

 has

been require

d and shown at FEIR section

 5.11.2.4 and in Table

 S-1.

(c

) 

R

at

io

n

al

e

The Project i

s primarily loca

ted on the site 

of the

 former Carmel Highland

Golf Course, wh

ich was construc

ted in the 1960s and

 began oper

ations in

1967 as the

 Rancho Pe

ñasquitos G

olf Course. Su

bstantial fill

 was pla

ced

on the sit

e for th

e golfco

urse d

evelop

ment.
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An archival s

earch was c

ompleted

 for this Pr

oject at the

 SCIC in 2016. A

total of 15 recorde

d archaeological/

hištoric sites (sites) a

nd 2 isolated finds

not as

sociat

ed with an inta

ct resou

rce dep

osit (i

solates

) have

 been

recorded

 within a 1 -mile radius

 of the Projec

t, none o f

 which is locat

ed

within the Project

 site itself

. In accorda

nce with AB 52, the

 City notified

the foll

owing Tribe

s who had reque

sted noti

ficati

on for p

rojects

 in this

area: Iipay Nation of Santa 

Ysabel and

 Jamul Indian Village. T

he City

provided the archa

eological survey

 report for the

 Project as an

 attachment

to the letters.

 In response 

to these no

tifications,

 both Tribes in

dicated t

hat

they concurred with the findings and

 mitigation identified

 for the Project,

and that no f

urther con

sultation i

s required

. In addition

, the Native

American Heritage Commission (NAHC) was contacted

 for a SLF Check

and list ofN

ative American con

tacts. A Native American Monitor was

present during the fie

ld survey of the site and the subsequent testing of a

potential shell de

posit as described bel

ow. No Tribal resources were

discovered during th

ese investigations.

 Even though no resources were

discovere

d during 

the 2018 survey

; the

 potent

ial still ex

ists for 

such

resources

 to occur

 on the subjec

t property. Beca

use the

 Project would

include grading tha

t could impact soils where buried resources may occur,

there is

 a possi

bility t

hat unid

entified

 prehist

oric or 

ethnoh

istori resou

rces

(includin

g Native American re

sources an

d remains) may be impacted.

Reference.

 

FEIR § 5.1.2

D. Health an

d Safety

Impact: Health Hazards

Issue 1: Woud the Proje

ct expose peo

ple or sens

itive receptors

 to potential

 health

hazards?

(a) Finding

During construction, the Project would result in potentially significant

impacts relat

ed to distu

rbance of

 soils, slabs,

 and pavements within the

two on-site

 maintenance 

areas. Re

sidue from

 the previous

 handlin

g and

storage of hazard

ous materials within these 

areas could

 result in 

health

hazards to 

workers durin

g construction

.

Changes or alteration

s have been required in or incorporated

 into the

Project wh

ich mitigate or

 avoid the signifi

cant envir

onmental effec

ts on

the environment. Following the implementation of mitigation measures

impacts would be les

s than signifi

cant.

(b) Mitigation Measure

HAZ-1

: Soil M

anagement Plan
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Prior to the initiation of demolition and construction activities at the site,

the Construction Manager and/or Grading Contractor shall submit a soil

management plan (SMP) for app

roval by the C

ity. The SMP shall

 outline

the procedures for the contractor to identify, segregate, and dispose of any

impacted soils discove

red in the existing/previous maintenance areas of

the subject site during the demolition, grubbing, and grading phases of

Project construction. The City MMC shall verify implementation of the

SMP.

(c) Rationale

The FEIR analysis is based on two Phase I Environmental Site

Assessments (ESAs; Hillmann Consulting 2016 and 2018b) and an

Asbestos an

d Lead-B

ased Paint 

Investigat

ion (Hillmann Consult

ing

2018a), cons

tituting FEIR Appendices K1 through K3, respect

ively, and

incorporated herein by reference. The site has a history of containing

under- and above-

ground storage

 tanks and potential for

 asbestos-

containing materials in golf course pipes and the on-site sheds (one of

which has been removed), as well as handling hazardous materials

including fertilizers, pesticides/herbicides, waste and mixed oil, diesel

fuel, solvents, and

 gasoline, during

 its use as a gol f course

 site. The studies

identified the potential for herbicides and pesticides to be present in on-

site soils. and pose a health haza

rd to existing 

surrounding reside

nts or

future Project residents. The studies documented that past violations

regarding handling of hazardous materials and petroleum products on the

property constitute existing

 Recognized Envi

ronmental Conditions (RECs)

that could create a significant

 hazard to the public or envi

ronment as the

ground is disturbed and structres/built materials are removed during

construction. Therefore. a soil management plan (SMP) (HAZ-1) and

mandatory conformance with applicable regulatoy/industry standards and

codes would be required during construction. Based on compliance with

such regulatory requirements, potential impacts from construction related

hazardous materials would be effectively avoided or addressed and the

impact would be less than significant.

Reference: FEIR §5,14,2

V. 

CUMULATIVE IMPACTS

Section 15130 of the CEQA Guidelines requires that an E

IR address cumulative impacts of a

project when its increm

ental effect would be cumulatively consi

derable. As defined in section

15335, a cumulative impact consists of an impact which is created as a result of the combination

of the project evaluated

 in the EIR together with other projects cau

sing related impacts.

Cumulatively consi

derable means that the 

incremental effec

ts of an individu

al project would be

considerable when viewed in connection with the effects of past, current, or proba

ble future,

projects. According to section 15130 of the State CEQA Guidelines, the discussion of

cumulative effects "... need

 not provide as great detai

l as is provided of the effects attributab

le to
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the proj

ect alon

e. The d

iscussion should be gu

ided by the st

andards of pr

actical

ity and

reasona

bleness

." The e

valuatio

n of cumulative 

impacts is 

to be ba

sed on either:

1. Alist of past, pres

ent, and

probable

future proje

cts prod

ucing related 

orcumu

lative

impacts, in

cluding, ifn

ecessary, tho

se projects

 outside th

e contro

l of the ag

ency, or

2. A summary of projection

s contained 

in an adopted 

loca!, regi

ona, or statew

ide, planning

document...s

uch plans m

ay include a

 general plan

...A summary of projection

s may also

be conta

ined in a 

adopted 

or certij

ìed prior e

nviron

mental do

cument which has 

been

adopted or certified

, for such a p

lan. Any such documen

t shal be refere

nced and made

available

 to the pu

blic at a 

location 

specified b

y the Lead Agency

.

For the a

nalysis of

 cumulative im

pacts which are local

ized (e.g

., traffic

 and noise),

 a list of past,

approved

, and pending (

i.e., activ

e applicat

ions) proj

ects within the 

Project ar

ea was 

identified

by City staffb

ased on their a

bility to co

ntribute t

o and/or 

compound 

impacts w

ith those of

 the

Project. T

he locat

ion of these cumulative pr

ojects is

 illustrated

 on EIR Figure 6

- 1, Cumulative

Projects. For 

other topics, l

ike air quality

, the cumulative sett

ing is the reg

ion, and a

nalysis is

instead based on regional plan

ning documents. It is the C

ity's practice 

to determ

ine the list of

cumulative projec

ts to be an

alyze

d at the

 time of the N

otice o

f Prepa

ration ("NOP") fo

r the

Project EIR, which was published on April 10, 2018 (any projects initi

ated after this d

ate are not

required to be addresse

d in the EIR).

 These projects

 are shown in EIR Figure 

6-1. Based on this

analysis, non

e of the Project

 effects addre

ssed within EIR

 Section 5.

0 was found

 to be

cumulatively sign

ificant. EIR Section 6.

2 provides 

the analyse

s of the cumulative effec

ts found

to be less than 

significant, w

ith or without mitigation and i

s incorpora

ted herein 

by refere

nce.

The C

ity Council

 finds 

that th

e Proje

ct will hav

e no s

ignifica

nt cumulativ

e impac

ts.

VI. 

FINDINGS REGARDING PROJECT ALTERNATIVES

A. Alternat

ive Require

ment in C

EQA

Pursuant to

 CEQA guideline

s section 15

126.6 an FEIR shall des

cribe a ran

ge of

reasonable 

alternatives t

o a project o

r to the location o 

f a project w

hich would feasib

ly

attain most of the basic o

bjectives of

 the projec

t but would av

oid or substantiall

y lessen

any of the sig

nificant

 effects of the P

roject and

 evaluat

e the co

mparativ

e merits of the

alternative. P

roject Objectives ar

e stated in

 Section I.B of these Findings. An FEIR need

not consider every con

ceivable alternative to a

 project. Rather it m

ust consider a

reasona

ble range

 of potentia

lly feas

ible alter

natives t

hat will foster

 informed dec

ision

making and

 public par

ticipation.

B. 

Alternat

ives D

etermined to be Infeasibl

e

An FEIR is not requ

ired to conside

r alternativ

es which are in

feasible. Alternatives

considered but reject

ed from further st

udy for the 

Project include 

the Proje

ct Location

Alternative and Existing Zoning Alternative. There are

 no significant and

 unavoidable

environmental impacts anticip

ated from Project implementation; 

therefore, relo

cation of

the Project w

ould not avoid a significa

nt impact of the Projec

t. However, re

location of

the Proje

ct to ano

ther site

 could potentiall

y resul

t in a substa

ntial red

uction

 or avoida

nce

of an impact that would be reduced 

to less than 

significant, with the incorpora

tion of

 the
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mitigation measures that have been

 identified for the Proje

ct. Prior to the p

urchase of the

Project property, the Project applicant considered an infill location for the Project to

provide underserved populations in the San Diego region (seniors and low-income) with

additional housing oppo

rtunities. Primary considerations for 

selecting the Projec

t location

included properties that could accommodate a housing development near existing

infrastructure and regional transportation and transit opportunities, and at a site that is

previously disturbed or void of substantial natural resources (i.e., biological habitat and

animal species). While another infill opportunity exists at a former golf course across I-

15 just east of the Project site, it is more fragmented and is surrounded by more

residences than the Pro

ject site. As this alternative site 

is generally in the same area and

neighborhood, selection of the alternative site would not be expected to substantially

reduce impacts associated with the Project. No other feasible alterna

tive locations were

identified.

Development in Accordance with the Existing Zonin

g Alternative (Existing Zoning

Alternative) was assu

med to correspond with the maximum residential deve

lopment

allowed under the existing Re

sidential - Single 

Unit (RS-1-14) zoning tha

t applies to

most of the Proj

ect site. 

A portion

 of the si

te in the ver

y sout

hern-c

entral e

xtent is

designated Commercial Visitor (CV-1-1). The site would still be constrained by the Open

Space designation in the Rancho Peñasquitos Community Plan, and therefore a

Community Plan Amendment would be required and development consistent w

ith zoning

would not be ministerial. As a result, this alternativ

e could result in the development of

up to 831 residences instead of the 536 age-restricted units associated with the Project.

With development of an additional 295 residential units,· this alternative would be

expecte

d to resu

lt in increase

d adverse

 effects

 to transpor

tation/c

irculatio

n, visua

l

effects/neighborhood 

character, hydrology/w

ater quality (due to increased impervious

surfaces and runoff, geology and historical and tribal cultural resources (due to increased

grading/exca

vation), air q

uality, GHG, energy, and

 public servic

es and utili

ties, when

compared with the Project, 

and for which impacts were identified

 as less than

 significant.

Therefore, due to the greater impacts, the alternative was determined to be infeasible.

C. Alternatives Reviewed

The Lead Agency is responsible for selecting a range of Project alternatives for

examination and must publicly disclose its reasoning for selecting those alternatives.

The following three alternative

s were evaluate

d in the FEIR analysis:

• No Project/No Development Alternative

• No Project/Development Per Community Plan Alternative

• Reduced Inten

sity Development Alternative
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The following rationale was considered when developing this range of alternatives:

The No Project Alternative is r

equired per State 

CEQA Guidelines se

ction 15126.6(e)

. It

provides a b

asis for comparing the i

mpacts that would occur if the

 Project were approved

,

relative to what would occur if the Project w

ere not approv

ed.

The No Project/Development Per Community Plan Alternative has been prepared to

evaluate what could be developed at the site without an amendment to the Community

Plan, which designates the site as "O

pen Space" on the Land Use Map and as "Prese

rve

Golf Course Use" on its Glens neighbo

rhood map.

The Reduced Inten

sity Development Alternative is

 included

 to evaluat

e whether any

impacts would be reduced sub

stantially when compared to the Proje

ct.

The City Council finds that these alter

natives represent a reas

onable range of

 alternatives,

as defined in the State CEQA Guidelines, because th

ey provide 

feasible alternate

development pattern

s that would reduce (

but not eliminate) the

 significan

t impacts

associated with the Project. The impacts associated with these alternatives

 are compared

to those identified for

 the Project in the following analysis, and

 the alternatives are

assessed rel

ative to their a

bility to meet the basi

c objective

s of the Project,

 with an

overview of Project and alternative impacts provided in FEIR Table 8-1, Companson

 of

Project andlternative Impacts, and incorporated by reference herein.

D. Findings on Project Alternatives

The Council of

 the City of San Diego hereb

y finds that th

e Project alt

ernatives, do

 not

meet or obtain the majority of the Project ob

jectives and 

are not 

feasible. The City finds

that there are 

specific eco

nomic, legal, so

cial, technolo

gical, and other cons

iderations,

 as

well as important matters of public po

licy, which

 make infeasible the

 Project al

ternatives

identified in the FEIR.

As noted earli

er, "feasible" 

is defined in section 1536

4 of the CEQA Guidelines to m

ean

"capable of being accomplished in a successful manner within a reasonable period of

time, taking into account econo

mic, environmental, legal, social

, and technological

factors." The City may reject an alternative if it finds that it would be infeasible to

implem

ent beca

use of"[

s]pecif

ic econo

mic, legal

, social

, technolo

gical

, or oth

er

consideration

s, ..." (CEQA Guideline

s, § 15091(

a)(3).) An agency may also rej

ect an

alternative that does

 not meet the public policy

 goals and objectives

 of the agency.

The following findings are based

 on the discussion in Sec

tion 8.0 of the FEIR.

No Proje

ct / No De

velopm

ent Alterna

tive

(a) Alternative Description

Section 15126.6(e) of the State CEQA Guidelines provides 

that the "No

Project" analysis shall discuss the existing conditions at the time the

Notice of Preparation is published, as well as what would be reasonably

Page 23 of 29



expected to occur in the foreseea

ble future i

 f a projec

t were no

t appro

ved

based on current plans an

d consistent with available i

nfrastructure and

community services. The

 No Project/No Development Alternative

assumes that the Proj

ect would not be ado

pted, no new recreational or

residential uses would be constructed, and the former golf course site and

existing condition described in Sectio

n 2.0 ofthe EIR would remain.

Those conditions in

clude a former gol f course that is

 maintained to

prevent fire and erosion, with no activity on the site.

(b) Finding

The City finds that speci

fic economic, legal, social

, technological, or o

ther

considerations incl

uding matters of public polic

y make this alternati

ve

infeasible

, and reje

cts the al

ternati

ve on s

uch gro

unds.

(c) Rationale

The alter

native would not meet the Pr

oject obj

ectives or 

further 

City

policies fr

om the General Pla

n that encour

age future

 growth and new

development to occur away from undeveloped la

nds and toward existing

urbanized areas and/or areas

 with conditions that al

low the integration of

housing, e

mployment, civic us

es, and tra

nsit uses. T

he City's G

eneral Plan

Housing Ele

ment also id

entifies go

als to faci

litate const

ruction of quality

housin

g (Goal 1) a

nd to provide

 new afforda

ble hous

ing (G

oal 3 ).

 The

alternative would fail to achieve the Proje

ct objectives 

and would not

address th

e City's hous

ing goals an

d supply ne

eds by providing

 additional

housing opportu

nities. In add

ition no affor

dable hou

sing would be

produced

 on the site, 

which is cont

rary to the City's stated

 need to produce

additional affordab

le housing. No parks or other rec

reation infrastructure

would be provided for area residents. The benefit of an improved

jurisdi

ctional 

channel

 would not be

 realize

d with is

 altern

ative, w

hich

would not disturb the existing site. F

or these reasons, the

 No Project

alternative would not meet the Project objecti

ves and public policy 

goals

and is th

erefore infeasible

.

No Project/Development Per Community Plan Alternative

(a) Alternative Description

Under the No Project/Development Per Community Plan Alternative, the

Project would not be approved

, and a reconfigured golf course would be

constructed

 on the for

mer golf course, tenn

is courts an

d maintenance

 area

that were associated with the Hotel Karlan. This alternative

 assumes that

the existing vegetation

 and structures would be removed, the site would

involve substanti

al shallow grading/reconfiguration, and new buildings

(e.g., a clubho

use, pr

o shop, 

and maintenan

ce bui

ldings, 

etc.), 

landscapi

ng,

irrigation, roadways/parking facilities 

and utilities connectio

ns would be
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required to complete the reconfigured golf course. T

his alternative cou

ld

also inclu

de related g

olf course us

es, such as a restaur

ant and p

ro shop.

(b) Finding

The City finds that speci

fic economic, legal, social,

 technological, o

r other

considerations incl

uding matters of public polic

y make this alternative

infeasible, and rejects the alternative on such grounds.

(c) Rationale

The signi

ficant but

 mitigable

 impacts o

f the Pro

ject with respect to

transportation, historical and tribal cultural resources and health/safety

would rem

ain signific

ant but m

itigable 

with this a

lternativ

e and would

have the s

ame mitigation requirements, althoug

h the transp

ortation

 and

historical and tribal cultural resources impacts would be slightly reduced

compared to the Project.

The No Project/Development Per Community Plan Alternative

 would

have the potential to preserve the existing jurisdictional drainage ditch on

the Project site, altho

ugh preservation

 in place may not be feasible du

ring

grading to reconfigure the golf course, and must be weighed against the

benefits of the on-site 

or off-site creation/p

reservation o

f a higher quality

jurisdictional feature with wetland vegetation.

The No Project/Development Per Community Plan Alternative would not

provide a

 diversity

 of housing op

portunitie

s, includin

g age-qua

lified

homes and 15 percent

 affordable housin

g rental units,

 nor would it provide

residential uses in proximity to existing neighborhood commercial to

suppor

t a wal

kable n

eighbo

rhood (Objectiv

es 1 thr

ough 3

). The

 altern

ative

would fail to ach

ieve the Project obj

ectives and would not addre

ss the

City's housing goals and supply needs by providing additional housing

opportunities. In addition, no affordable housing would be produced on

the site, which is 

contrary to the City's stated need to produce additi

onal

affordable

 housing. The alterna

tive also w

ould fail to

 meet City policies

from the General Plan that encourage future in-fill growth where new

development occurs away from undeveloped la

nds and toward existing

urbanized areas and/or areas with conditions that allow the integration of

housing, employment, civic uses, and transit uses. It also would not

increase mobility options by providing improved pedestrian and bicycle

linkages between the center and the adjacent nei

ghborhood (Objective 4).

If the golf course would be public, then this alternative would provide a

public open space (Objective 5). This alternative would either avoid or

mitigate impacts to the existing on-site drainage, providing for the creation

and/or preservation of on- and/or off-site higher quality wetland habitat

using native and wetland species (

Objective 6). It

 would not prov

ide

substantial solar energy opportunities but would have a similar GHG
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emissions profile to that of

 the Project (Objective 7). The a

lternative

would not provide alternati

ve and additional emergency access across the

site and off site for e

xisting res

idents to the west

 (Objectiv

e 8), nor 

would

it provide publicl

y accessible mobility features to e

ncourage alternati

ve

modes of transportat

ion (Objective 9). Overall, the No

Project/Development Per Community Plan Alternative would potentially

meet some, but not all, of the basic Proje

ct objectives l

isted above in

Section I.B. Therefore, the alternative fails to meet the public policy goals

of the City and either does not meet the Project objectives, or meets them

to a lesser extent tha

n the Project and

 is therefore found to be infeasible.

Reduced Intensity Development Alternative

(a) Description of Alternative

The Reduced Intensity Development Alternative would involve a similar

development proposal to the Project, but with a 25 percent reduction in the

number of residential units. Specifically, this alternative considers the

develop

ment of

 402 ag

e-restri

cted homes, in

cluding

 341 market ra

te and

61 affordable age-

restricted residences. T

he mobility improvements and

community facilities, as well as sustainable design features, proposed as

part of the Project also

 would occur under this

 alternative, but

 at a

similarly reduced rate, and this alternative is anticipated to involve slightly

larger market rate homes.

(b) 

Findi

ng

The City finds that specific

 economic, legal, social

, technologica

l, or other

considerations including matters of public policy make this alternative

infeasible, and rejects the alternative on such grounds.

(c) Rationale

There were no feasible resi

dential development alternatives

 identified that

could eliminate any of the impacts associated with the Project.

Development necessarily involves removal of the on-site poorly

compacted fill material and impacts to the on-site non-wetland,

jurisdictiona

l drainage.

 As calculated

 in the Trigger

 Analysis M

emo (LLG

January, 2020) that is provided in EIR Appendix B, the need for a traffic

signal at Peñasquitos Drive/Cuca Street/Hotel Karlan Driveway and

roundabout at Peñasquitos Drive/Janal Way/Future Project Access is

triggered at just 54

 and 27 homes, respectively

, which represent 10

 percent

and 5 percent, respectively, of the Project units. Development of 5 or 10

percent of the proposed units would not represent a viable development

for the Project applicant. Therefore, an alternative was selected that would

reduce but not eliminate Project impacts, and would result in a feasible

development for the applicant to implement.
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Significant but mitigable traffic an

d historical and tribal cultu

ral resources

impacts would be slightly less than the Project impacts, but the required

mitigation would be the same. The Project and this alternative would have

essentially the same significant impacts with the same mitigation required

to reduce impacts to less than significant levels, for biological resources

and health/safety. Less than significant impacts associated with both the

Project an

d this alte

rnative with respect to 

land use, n

oise, visua

l effects/

neighbor

hood characte

r, air qual

ity, GHG, energ

y, geolog

y, public

utilities, and public services a

nd facilities/recreatio

n, would be slightly

less for this alternative, while less than significant water quality/hydrology

impacts would be approximately the same. The differences are primarily

associated with the slightly reduced intensity of development and level of

grading required for this alternative.

The Project was originally proposed to be 476 residential units, as

described in FEIR Section 4.0. However, it was determined that additional

units were necessary to meet the objectives of City policy documents and

comments made by the Mayor and City Council members about the

housing shortage faced by the City. Information on the shortfall on

housing overall, as well as affordable housing is provided under the

Growth Inducement discussion below. This growth, however, has

outpaced the housing constction necessary to accommodate San Diegans

and the proposed Project meets these policy objectives more than this

alternative

. The tota

l number of Project

 homes was increa

sed to 53

6,

including 455 age-qualified housing units and 81 affordable age-qualified

multi-family apartment-style homes to meet the policy objectives of

increasing housing supply while not creating significant new impacts. This

increased density would not be realized with the Reduced Intensity

Development Alternative and would therefore not meet the policy

objectives of the City to increase housing supply throughout the City,

especially in in-fill areas.

Relative to Project Objectives, this alternative would provide a diversity of

housing opportunities, including age-restricted market-rate housing and

affordable for-rent housing, and provide residential uses in proximity to

existing neighborhood commercial to support a walkable neighborhood

(Objectives 1 through 3), although it is likely that the market rate homes

for this alternative would be slightly larger and the development would be

less compact (Objective 2). This alternative would increase mobility

options by providing improved pedestrian and bicycle linkages between

the shopping center and the adjacent neighborhood (Objective 4) and

would likely provide a public open space that would be about 25 percent

smaller than the park for the Project (Objective 5). This alternative would

mitigate impacts to the existing non-wetland drainage on site through the

creation and/or preservation of higher quality wetland habitat either on-

site or off-site using native and wetland species (Objective 6), reduce

GHG emissions with solar panels on housing structures (Objective 7),
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improve emergency access through the site and off site (Objective 8). This

smaller development would provide fewer publicly accessible mobility

features to encourage alternative modes oftransportation (Objective 9).

Therefore, the City Council has determined that the alternative does not

meet the policy objectives of the City and, excluding Objective 6, would

meet objectives to a lesser extent than the Project, and therefore finds the

alternative infeasible as a matter o f public policy.

E. Significant Irreversible Environmental Changes That Will Be Caused By

The Project

Section 15126(c) of the CEQA Guidelines requires an FEIR to address any significant

irreversible environmental changes that may occur as a result of Project implementation.

As discussed in more detail in EIR Section 7.4, the site was previously developed with a

gol f course and there fore would not result in significant irreversible impacts to

agricultural or forestry lands or mineral resources. Although the Project would impact an

existing manmade drainage feature, mitigation for the impacts would generate a net gain

in resource quality. Although in the long-term, development would result in irretrievable

losses of non-renewable resources such as fuel and energy, the Project contains

sustainability elements to minimize such consumption and associated impacts would be

less than significant. Paleontological and cultural resources could be disturbed during

Project gradi

ng, but any resources e

ncountere

d would be rec

overed in accordan

ce with

City standards. Further, no major environmental accidents or hazards are anticipated to

occur as a result of Project implementation, with incorporation of identified mitigation.

Therefore, the Council of the City of San Diego hereby fin

ds that, based on

 the

discussion included in Section 7.4 of the FEIR, implementation of the Project would not

result in significant irreversible impacts.

F. Growth Inducing Impacts of The Project

In accordance with section 15126(d) of the State CEQA Guidelines, an FEIR must

include an analysis of the growth-inducing impacts of the Project. The growth

inducement analysis must address: (1) the ways in which the proposed Project could

foster economic or population growth, or the construction of additional housing, either

directly or indirectly in the surrounding environment; and (2) the potential for the Project

to encourage and facilitate other activities that could significantly affect the environment,

either individually or cumulatively. The Project would not remove physical barr

iers to

growth and would accommodate existing and projected housing needs.

As described in EIR Sections 7.1.4 and 7.2.3, the population of the region has been

increasing at twice the rate of the production of new housing in the San Diego region, and

the City is behind in the production of its Regional Housing Needs Assessment (RHNA)

allocation for 2010 - 2020 by approximately 50,000 units. The San Diego region's

economy grew by roughly 80 perent, and its population increased by 15 percent over the

past 15 years. This growth however, has outpaced the housing construction necessary to
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accommodate San

 Diegans. As shown in the 2020 Housing

 Element, the

 current

(SANDAG 2021 through

 2029) City RHNA goal is 10

8,036 resident

ial units,

 with

17,311 being low

-income units and 

19,319 being 

moderate 

income units. The propo

sed

development of 455 moderately-p

riced and 81 affordab

le age-qua

lified,

 multi-family

homes (536 total dwellin

g units) would therefor

e: (1) help to reduce

 the existing

 shortfall

in the City's RHNA allocation

; (2) prov

ide needed housing 

in the reg

ion, includ

ing

affordable a

nd age-restric

ted housing;

 (3) convert

 a currently

 unused golf course t

o a

resident

ial use s

imilar to the su

rroundin

g community; 

and (4) p

rovide ho

using in

proximity to transit

 opportun

ities give

n the Route 20 bus stops 

within approxim

ately 0.15

mile of the southern Projec

t entrance and site location 1.0 mile from the Sabre

Springs/Peñasquitos T

ransit Station and Parking Struc

ture and provide multimodal

infrastructu

re with a mobility hu

b and bike an

d sidewalk connect

ions.

The Project

 would provide much-needed h

ousing for

 seniors, includ

ing those cla

ssified as

low income, and would help to accommodate the City's aging populatio

n and regional

population g

rowth, consiste

nt with the City's RHNA. The Project w

ould not directly or

indirectly increase populatio

n growth in the region. No significant pressur

e on local

housing supply or dem

and is expected to result from development of the Project.

Proposed res

idential d

evelopment would accommodate gr

owth and demand that i

s

already occurrin

g within the re

gion.

VII. CONCLUSION

The Council of

 the City of San 

Diego makes and

 adopts

 each of

 the above 

stated Fi

ndings

and finds that

 all Project i

mpacts with mitigation applied will be reduced

 to below a level

of signifi

 

cance.
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EXHIBIT B

MITIGATION MONITORING AND REPORTING PROGRAM

APPROVAL OF THE AMENDMENT TO THE RANCHO PEÑASQUITOS

COMMUNITY PLAN; REZONE NO. 2073792; ORDINANCE APPLYING THE

COMMUNITY PLAN IMPLEMENTATION OVERLAY ZONE ON THE PROPERTY;

PLANNED DEVELOPMENT PERMIT NO. 2419770; SITE DEVELOPMENT

PERMIT NO. 2073790; VESTING TENTATIVE MAP NO. 2073797 INCLUDING A

PUBLIC RIGHT-OF-WAY EASEMENT VACATION; TO RESCIND CONDITIONAL

USE PERMIT 87-0346 ASSOCIATED WITH THE CLOSED GOLF COURSE; AND

APPROVAL OF FINDINGS UNDER MUNICIPAL CODE SECTION 142.1308 FOR

AN ADJUSTMENT TO THE BEDROOM COMPARABILITY PROVISIONS OF THE

SAN DIEGO HOUSING COMMISSION'S ADMINISTRATIVE REGULATIONS FOR

THE IMPLEMENTATION OF THE CITY OF SAN DIEGO'S INCLUSIONARY

HOUSING ORDINANCE PROJECT NO. 586670

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public

Resources Co

de section 21081.6 durin

g implementation of mitigation measures. This program

identifies at a minimum: the department responsible for the monitoring, what is to be monitored,

how the monitoring shall be accomplished, the monitoring and reporting schedule, and

completion requirements. A record of the Mitigation Monitoring and Reporting Program will be

maintained at the offices of the Land Development Review Division, 1222 First Avenue, Fifth

Floor, San Diego, CA, 92101. All mitigation measures contained in the Environmental Impact

Report No.586670/SCH No. 2018041032 shall be made conditions of approval of the

Amendment to the Rancho Peñasquito

s Community Plan; Rezone N

o. 2073792; Ordinance

applying the Community Plan Implementation Overlay Zone on the property; Planned

Development Permit No. 2419770; Site Development Permit No. 2073790; Vesting Tentative

Map No. 2073797 including a Public Right-of-Way Easement Vacation; to rescind Conditional

Use Permit 87-0346 associated with the closed golf course; and approval of findings under

Municipal Code section 142.1308 for an adjustment to the bedroom comparability provisions of

the San Diego Housing Commission's administrative regulations for the implementation of the

City of San Diego's Inclusionary Housing Ordinance as may be further described below.

A. GENERAL REQUIREMENTS -PART I

Plan Check Phase (prior to permit issuance)

1. Prior to the issuance of a Notice to Proceed (NTP) for a subdivision, or any construction

permits, such as Demolition, Grading or Building, or beginning any construction related activity

on-site, the Development Services Department (DSD) Director's Environmental Designee (ED)

shall review and approve all Construction Documents (CD) (plans, specification, details, etc.) to

ensure the MMRP requirements are incorporated into the design.

2. In addition, the ED shall verify that the MMRP Conditions/Notes that apply only to the

construction phases of this project are included VERBATIM, under the heading,

"ENVIRONMENTAL/MITIGATION REQUIREMENTS."

3. These notes must be shown within the first three (3) sheets of the construction documents

in the format specified for engineering construction document templates as shown on the City

website:
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http://www.sandiego.gov/development-services/industry

/standtemp.shtml.

4. The TITLE INDEX SHEET must also show on which pages the

"Environmental/Mitigation Requirements" notes are provided.

5. SURETY AND COST RECOVERY - The Development Services Director or City

Manager may require appropriate suret

y instruments or bonds from private Permit Holders to

ensure the long-term performance or implementation of required mitigation measures or

programs. The City is authorized to recover its cost to offset the salaÎy, ove

rhead, and expenses

for City personnel and programs to monitor qualifying projects.

B. GENERAL REQUIREMENTS - PART II

Post Plan Check (after permit issuance/prior to start of construction)

1. Preconstructio

n meeting is requ

ired ten (10) w

orking day

s prior t

o beginning a

ny

work on this pro

ject. The permit holder/ow

ner is resp

onsible to ar

range and 

perform this

meeting by contacting the 

City Resident Engineer (RE) of the Field Engineering Division

and City staff from mitigation monitoring co

ordination (MMC). Attendees must also

include the Permit holder's Representative(s), J

ob Site Superinte

ndent, and the foll

owing

con

sult

ants

:

Qualified Biologist

Qualified Archaeologist

Qualified Native American Monitor

Qual

ified P

aleon

tolog

ical M

onito

r

Qual

ified

 Ac

ous

ticia

n

Note: Failure of all responsi

ble Permit Holder's rep

resentatives an

d consultant

s to attend

shall require an additional meeting with all parties present.

Contact Information:

a. The PRIMARY POINT OF CONTACT is the RE at the Field Engineering Division -

858-

627-

3200

b. For Clarification of ENVIRONMENTAL REQUIREMENTS, it is 

also required to call

RE and MMC at 858-627-3360

2. MMRP Compliance: This project, Project Tracking System (PTS) #586670 and/or

Environmental Document #2018041032, shall confo to the mitigation requirements

contained in the associated Environmental Document and implemented to the satisfaction

of the DSD's Environmental Designee (MMC) and the City Engineer (RE). The

requirements may not be red

uced or changed b

ut may be annotated

 (i.e., to expl

ain when

and how compliance is being met and location of veri fying proof, etc.). Additional

clarifying information may also be added to other relevant plan sheets and/or

specifications as appropriate (i.e., specific locations, times of monitoring, methodology,

etc.).

Page 2 of 12



Note: Perm

it Holder's R

epresen

tatives 

must alert

 RE and M

MC if there ar

e any

discre

pancie

s in th

e plans 

or notes

, or an

y chan

ges due 

to field con

ditions

. All confl

icts

must be 

approv

ed by RE and M

MC BEFORE the w

ork is 

perfor

med.

3. Other Agency R

equirem

ents: Evid

ence o

f complian

ce with all o

ther age

ncy

requir

ements o

r perm

its sha

ll be s

ubmitted to the R

E and

 MMC for 

review

 and

acceptan

ce prior

 to the b

eginning

 of work or within one we

ek ofthe

 Permit Hold

er

obtaining

 documentation

 of those 

permits or req

uirements. Evi

dence s

hall inclu

de copies

o f permits, lette

rs of resolutio

n or other d

ocumentation

 issued by the resp

onsible

 agen

cy:

Californ

ia Department of Fish and

 Wildlife

: Califor

nia Fish

 and Game Code Se

ction 1602

Strea

mbed Alterat

ion Agreem

ent

Region

al Water Qu

ality Contro

l Board: Nationa

l Pollut

ant Dischar

ge Elimination

 System

General Construction

 Permit, Clean Water Act Section

 401 waiver/ cert

ification

U.S. Army Corps of

 Enginee

rs: C

lean Water A

ct Sect

ion 404 au

thoriza

tion

San Diego C

ounty Airport 

Land U

se Commission: 

Consiste

ncy Determination

Caltrans

: Right-o

f-Way Enc

roachm

ent Per

mit

4. MONITORING EXHIBITS

: All consul

tants are req

uired to subm

it, to RE and MMC, a

monito

ring e

xhibit

 on a 1 lx17

 reduc

tion of the 

appro

priate

 con

structio

n plan

, suc

h as sit

e

plan, gradin

g, landscap

e, etc., marked to clearly s

how the spe

cific are

as includ

ing the

LIMIT OF WORK, scope of

 that discip

line's work, and notes ind

icating when in the

construction

 schedule tha

t work will be perfo

rmed. When necessary 

for clari

fication, a

detailed methodology of how the work will be perf

ormed shall be i

ncluded.

Note: Surety 

and Cost Recovery - When dee

med neces

sary by

 the D

evelopm

ent Servic

es

Director 

or City Manager

, addit

ional s

urety instr

uments or 

bonds 

from the 

privat

e Per

mit

Holder may be re

quired to

 ensure 

the long

-term perform

ance or 

implementation

 of

requir

ed mitigatio

n measure

s or pro

gram

s. The

 City is

 autho

rized to

 recove

r its cos

t to

offset th

e salary, 

overhea

d and exp

enses for 

City perso

nnel an

d progr

ams to monitor

qualif

ying proje

cts.

5. OTHER SUBMITTALS AND INSPECTIONS: The P

ermit Holder/O

wner's

repres

entative

 shal

l submit all r

equired 

docum

entation

, verif

ication

 letters,

 and requ

ests

for all

 associ

ated in

spectio

ns to t

he RE and M

MC for a

pprova

l per t

he fo

llowing

schedule:

Docum

ent

 Sub

mitta

l/Ins

pecti

on Ch

eckl

ist

Issue Area

 Document Submittal

General

 

Consu

ltant 

Qualific

ation

 Let

ters

General

 

Consulta

nt Construct

ion

Monitor

ing Ex

hibits

Transportation

 

Transpor

tation Control

 Plan

Noise/Land Use

 

Acousti

cal Re

ports
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Asso

cia

te

d I

ns

pe

ct

ion

/

Approvals/Notes

Prior to P

reconstru

ction Meeting

Prior to or at Preconstruction

M

eet

ing

Prior to Construction

Noise Mitigation

Features (

incorporat

ed as cond

itions

of approval) Inspection



B

io

lo

g

y

 

Restorati

on Plan/M

itigation

 

Prior to Construction

Plan 

for O

n-Sit

e Dr

ainag

e Fe

ature

Biology

 

Restoration Monitoring for On-Site Inspection

/Reporting on 

Restoration

Drainage Feature

 

Efforts During Construction

Biology

 

Long-Term Management Plan for Five-year Maintenance and

Restored Drainage Feature

 

Monitorin

g of Drainage

 Restora

tion

Histori

cal/T

ribal

 

Letter of Verification

 Prior to Permit Issuance

Historical/Tribal 

Draft/Final Monitoring Report

 

Archaeological/Native

American Monitoring During

Cons

truc

tion

Health/Safety

 

Soi

l M

anag

ement 

Plan

 Prior to Construction Activities

Paleontology

 

Verific

ation of

 comp

lianc

e with

 

During Construction

SDMC Section 142.0151

Bond Release 

Request 

for Bond Release 

Letter

 

Final MMRP Inspections Prior

to Bond Release Letter

C. SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS FROM EIR

TRANSPORTATION/CIRCULATION

TRA-1: Traffic Signal a

t Peñasqu

itos Drive/C

uca Street/H

otel Karlan

 Driveway

Intersection

Prior to i

ssuance of the firs

t building

 permit, Owner/Permittee sha

ll assure 

by perm

it and

 bond

the construction of a traffic signal at Peñas

quitos Drive/Cuca Street/Hotel Karlan Driveway,

with dedicated left-turn lanes with protected phasing on Peñasquito

s Drive, and perm

issive

phasing on the minor street (

Cuca Street /Hotel Karlan 

Driveway) approach

es, satisfactory to the

City Engineer. Improvements shall be completed

 and operational prior to th

e project's

 first

occupancy.

TRA-2: Roundabout at Peñasquito

s Drive/Janal Way/Project Access Intersection

Prior to issuance of the first building permit, Owner/Permittee shall assure by permit and bond

the construct

ion of a single la

ne roundabou

t at Peñasqu

itos Drive/Janal Way/Project Access,

satisfactory

 to the City Engineer

. Improvements shall

 be completed and operational

 prior

to project's first occupancy.

BIOLOGICAL RESOURCES

BIO-1 Impacts to 0.10 acre of USACE- and RWQCB-jurisdictional non-wetland waters of the

U.S./State shall be mitigated at a minimum 1 : 1 ratio through one or a combination of the

following: on- and/or off-site establishment, re-establishment, rehabilitation and/or

enhancement of a minimum of 0.10 acre w

aters of the U.S.

/State; an

d/or off-site purc

hase

of waters of the U.S./S

tate credits a

t an approv

ed mitigation bank, 

such as the

 Brook

Forest Conservation/Mitigation Bank, or other location deemed acceptable by the

USACE and RWQCB. Impacts to waters of the U.S./State would require notification to

the USACE for issuance of a Section 404 CWA pennit and notification to the RWQCB

for issuances of

 a Section 401 CWA permit from the RWQCB.
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BIO-2 Impacts to 0.15 acre of CDFW-jurisdictional streambed will be mitigated at a minimum

1:1 ratio throug

h one or a co

mbination of the following: on

- and/or off-site establ

ishment,

reestablishment, rehabilitation, an

d/or enhancement of a minimum of 0.15 acre riparian

and/or stream habitat; and/or off-site purchase

 of riparian and/or stream credits at an

approved mitigation bank, such as the Brook 

Forest Conservatio

n/Mitigation Bank, or

other location deemed acceptable by the C

DFW. Impacts to CDFW-jurisdictional

resources would require notification to the CDFW for a CFG Section 1602 Streambed

Authorization Agreement.

Additional Standard City Requirements That Apply:

Biological Resources - RESOURCE PROTECTION PRIOR TO CONSTRUCTION

A. Biologist Verification: The owner/permittee shall provide a letter to the City's Mitigation

Monitoring Coordination (MMC) section stating that a Project Biologist (Qualified Biologist)

as defined in the City of San Diego's Biological Guidelines (2012), has been retained to

implement the project's biological monitoring program. The letter shall include the names

and contact information of all persons involved 

in the biological m

onitoring o

 f the project.

B. Preconstruction Meeting: The Qualified Biologist shall attend the preconstruction

meeting, discuss the project's biological monitoring and revegetation program, and arrange

to perform any follow up mitigation measures and reporting including site-specific

monitoring and restoration/revegetation.

C. Biological Documents: The Qualified Biologist shall submit all required documentation

to MMC verifying that any spec

ial mitigation reports including bu

t not limited to, maps,

plans, surveys, survey timelines, or buffers are completed or scheduled per City Biology

Guidelines, Multiple Species Conservation Program (MSCP), project permit conditions;

California Environmental Quality Act (CE(O; endangered species acts

 (ESAs); and/or other

local, state or federal requirements.

D. BCME: The

 Qualified 

Biologist

 shall pr

esent a

 Biologica

l Constru

ction

Mitigation/Monitoring Exhibit (BCME) which includes the biological documents in C above.

In addition, include: restoration/revegetation plans, avian or other wildlife surveys/survey

schedules (including general avian nesting and USFWS protocols), timing of surveys, avian

construction avoidance areas/noise buffers/barriers, other impact avoidance areas, and any

subsequent requirements determined by the Qualified Biologist and the City

ADD/MMC. The BCME shall include a site plan, written and graphic depiction of the

project's biological mitigation/ monitoring program, and a schedule. The BCME shall be

approved by MMC and referenced in the construction documents.

E. Avian Protection Requirements: To avoid any direct impacts to raptors and/or any

native/migratory birds, removal ofhabitat that supports active nests in the proposed area of

disturbance should occur outside of the breeding season for these species (February 1 to

September 15). Ifremoval of habitat in the proposed area of disturbance must occur during

the breeding season, t

he Qualified Biologist shall condu

ct a pre-constru

ction survey to
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determine the presen

ce or absen

ce of nesting

 birds on the propose

d area of distur

bance. The

pre-construct

ion survey shall be co

nducted within 10 calenda

r days prio

r to the sta

rt of

construction activities

 (including removal of vegetation)

. The applican

t shall sub

mit the

results of the pre-co

nstruction survey to City DSD for review

 and appr

oval prior t

o initiat

ing

any construc

tion activit

ies. If nesting 

birds are

 detected

, a letter

 repor

t or m

itigat

ion plan 

in

conformance w

ith the City's Biology Guidelines

 and appli

cable Stat

e and Federal L

aw

(i.e., appropriate follo

w up surveys, monitoring schedules, constru

ction and

noise barriers/buffers,

 etc.) shall be prepared and include p

roposed measures to be

implemented to ensur

e that ta

ke of birds or

 eggs or d

isturbanc

e of breedi

ng activit

ies is

avoided. The report or m

itigation plan shall

 be submitted to the City for rev

iew and appr

oval

and impl

emented to the sat

isfaction of the City. The City's MMC Section and B

iologis

t shall

verify and approve

 that all m

easures id

entified 

in the rep

ort or m

itigation

 plan

 are in place

prior to and/or during construction.

HISTORICAL AND TRIBAL CULTURAL RESOURCES

HIS-1 Archaeological Monitoring

I. Prior to Permit Issuance

A. Entitlements Plan Check

1. Prior to issuance of

 any construction permits, including but no

t limited to, the first

Grading Permit, Demolition Plans/Permits and Building P

lans/Permits or a Notice to

Proceed for 

Subdivisions

, but prior 

to the first p

reconstruction

 meeting, whi

chever is

applicable, 

the Assistant Deputy Director (A

DD) Environmental designee

 shall verify

that the

 require

ments fo

r Archaeol

ogical M

onitorin

g and Native A

merican

monitoring have been noted on the applicable cons

truction documents through the

plan check process.

B. Letters of Qualificati

on have been su

bmitted to ADD

1. The appl

icant shall s

ubmit a lette

r of verific

ation to Mitigatio

n Monitoring

Coordination (MMC) identifying the Principal Inv

estigator (PI) for the proj

ect and

the names of all persons

 involved in the archaeo

logical monitoring p

rogram, as

defined in

 the City of San Diego Historical R

esources

 Guidelines

 (HRG). If

applicable, i

ndividuals i

nvolved in

 the archae

ological m

onitoring

 program

 must have

completed the 40-hour HAZWOPER training with certification documentation.

2. MMC will provide a letter to the applicant confirming the qualifications of

 the PI and

all persons

 involved

 in the arch

aeological 

monitoring

 of the proje

ct meet the

qualifications established in the HRG.

3. Prior to t

he start of

 work the appl

icant must obtain written approval f

rom MMC for

any personnel change

s associated with the monitoring progr

am.

II. Prior to Start of Construction

A. Verification

 of Records S

earch

1, The PI shall prov

ide verificatio

n to MMC that a site-

specific reco

rds search (

1/4mile

radius) has b

een complete

d. Verification includes

 but is no

t limited to a cop

y of a

confirmation letter f

rom South Coastal Information Center, or, ift

he search was

inhouse, a

 letter of verification

 from the PI stati

ng that the

 search was completed.
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2. The letter shall introduce any pertinent information concerning expectations and

probabilities of discovery during trenching anFor grading activities.

3. The PI may submit a detailed letter to MMC requesting a reduction to the 1/4mile

radius.

B. PI Shall Attend Precon Meetings

1. Prior to beginning any work that requires monitoring; the Applicant shall arrange

a Precon Meeting that shall include the PI, Native American consultant/monitor

(where Native American resources may be impacted), Construction Manager (CM)

and/or Grading Contractor, Resident Engineer (RE), Building Inspector (BI), if

appropriate, and MMC. The qualified Archaeologist and Native American Monitor

shall attend any grading/excavation related Precon Meetings to make comments

and/or suggestions concerning the Archaeological Monitoring program with the

Construction Manager and/or Grading Contractor.

a. If the PI is unable to attend the Precon Meeting, the Applicant shall schedule a

focused Precon Meeting with MMC, the PI, RE, CM or BI, if appropriate, prior to

the start of any work that requires monitoring.

2. Identify Areas to be Monitored

a. Prior to the start o f any work that requires monitoring, the PI shall submit an

Archaeologic

al Monitoring

 Exhibit (AM

E) (with verificatio

n that the AM

E has

been reviewed and approved by the Native American consultant/monitor when

Native American resources may be impacted) based on the appropriate

construction documents (reduced to 11x17) to MMC identifying the areas to be

monitored including the delineation of grading/excavation limits.

b. The AME shall be based on the results of a site-specific records search as well as

information regarding existing known soil conditions (native or formation).

3. When Monitoring Will Occur

a. Prior to the start of any work the PI shall also submit a construction schedule to

MMC through the RE indicating when and where monitoring will occur.

b. The PI may submit a detailed letter to MMC prior to the start of work or during

construction requesting a modification to the monitoring program. This request

shall be based on relevant information such as review of final construction

documents which indicate site conditions such as depth of excavation and/or site

graded to bedrock etc., which may reduce or increase the potential for resources

to be present.

III. During Construction

A. Monitor(s) Shall be Present During Grading/Excavation/Trenching

1. Te Archaeological Monitor shall be present fulltime during all soil disturbing and

grading/excavation/trenching activities which could result in impacts to

archaeological resources as identified on the AME. The Construction Manager is

responsible for notifying the RE, PI, and MMC ofchanges to any construction

activities such as in the case of a potential safety concern within the area being

monitored. In certain circumstances OSHA safety requirements may necessitate

modification of the AME.

2. The Native American consultant/monitor shall determine the extent of their presence

during soil disturbing and grading/excavation/trenching activities based on
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the AMI and provide that information to the PI and MMC. If prehistoric resources

are encountered during the Native American consultant/monitor's absence, work

shall stop, and the Discovery Notification Process detailed in Section III.B-C and

IV.A-D shall commence.

3. The PI may submit a detailed letter to MMC during construction requesting a

modification to the 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 that may reduce or increase the

potential for resources to be present.

4. The archaeological and Native American consultant/monitor shall document field

activity via the Consultant Site Visit Record (CSVR). The CSVRs shall be faxed by

the CM to the RE the first day of monitoring, the last day of monitoring, monthly

(-Notification of Monitoring Completion), and in the case of ANY discoveries. The

RE shall forward copies to MMC.

B. Discovery Notification Process

1. In the event of a discovery, the Archaeological Monitor shall direct the contractor to

temporarily divert all soil disturbing activities, including but not limited to digging,

trenching, excavating or grading activities in the area of discovery and in the area

reasonably suspected to overlay adjacent resources and immediately notify the RE or

BI, as appropriate.

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) ofthe

discovery.

3. The PI shall immediately notify MMC by phone of the discovery, and shall also submit

written documentation to MMC within 24 hours by fax or email with photos of the

resource in context, i f possible.

4. No soil shall be exported off-site until a determination can be made regarding the

significance of the resource specifically if Native American resources are

encountered.

C. Determination of Significance

1. The PI and Native American consultant/monitor, where Native American resources are

discovered shall evaluate the significance of the resource. If Human Remains are

involved, follow protocol in Section IV below.

a. The PI shall immediately notify MMC by phone to discuss significance

determination and shall also submit a letter to MMC indicating whether additional

mitigation is required.

b. I f the resource is significant, the PI shall submit an Archaeological Data Recovery

Program (ADRP) which has been reviewed by the Native American

consultant/ monitor, and obtain written approval from MMC. Impacts to

significant resources must be mitigated before ground disturbing activities in the

area o f discovery will be allowed to resume. Note: I f a unique archaeological site

is also an historical resource as defined in CEQA, then the limits on the amount(s)

that a project applicant may be required to pay to cover mitigation costs as

indicated in CEQA section 21083.2 shall not apply.

c. Ifthe resource is not significant, the PI shall 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 that no further work is required.
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IV. Discovery of Human Remains

If human remains are disco

vered, work shall halt in th

at area and no soil shall

 be exported

 off-

site until a de

termination can be made regarding the provenan

ce ofthe hum

an remains; and the

following procedu

res as set for

th in CEQA section 15

064.5(e), the 

California Pub

lic Resourc

es

Code (Sec. 5

097.98) and S

tate Health and Safety Code (Sec. 7050.5

) shall be 

undertaken:

A. Notification

1. Archaeological Monitor shall notify the

 RE or BI as appropriate, 

MMC, and the PI, if

the Monitor is no

t qualified

 as a PI. MMC will notify the app

ropriate Seni

or Planne

r

in the Enviro

nmental Analysis Sec

tion (EAS) of the D

evelopment Service

s

Departm

ent to assi

st with the disc

overy notific

ation proce

ss.

2, The PI shall noti

fy the Medical Exam

iner after con

sultation with the R

E, either in

person or vi

a teleph

one.

B. Isolate discovery site

1. Work shall be 

directed away from the locat

ion of the discovery 

and any nearby area

reasonably

 suspected to overlay ad

jacent human remains until a 

determination can be

made by the Medical Examiner in consultation with the PI concerning 

the provenance

of the remains.

2. The Medical Exam

iner, in consultation

 with the PI, will determ

ine the need

 for a field

examination to determine the provenance.

3. If a field examination is not warranted, th

e Medical Ex

aminer will determine with

input from the PI, if the remains are or are m

ost likely to be of Native American

orgin.

C. If Human Remains ARE determined to be Native American

1. The Medical Exam

iner will notify t

he Native American Heritage C

ommission (N

AHC)

within 24 hours. By 

law, ONLY the Medical Exa

miner can make this

 call.

2. NAHC will immediately identify the person or persons determined to be the Most

Likely Descenden

t (MLD) and provide contac

t information.

3. The MLD will contact the PI within 24 hours or sooner after the Medical Examiner has

completed coordin

ation, to

 begin the co

nsultation

 proces

s in acco

rdance

 with CEQA

section 15064.5(e),

 the California Publ

ic Resources and

 Health & Safety Codes.

4. The MLD will have 48 h

ours to make recommendations 

to the property

 owner or

representa

tive, for the

 treatment or dispos

ition with proper dign

ity, of the hum

an

remains and

 associated

 grave goo

ds.

5. Disposition of Native American Human Remains will be determined between the

MLD and the PI, and, if:

a. The NAHC is unable to identify the MLD, OR the MLD failed to make a

recommendation within 48 hours after being granted access to the site

, OR;

b. The landowner or authorized representative rejects the recommendation of the

MLD and mediation in accordanc

e with PRC 5097.94 (k) by

 the NAHC fails to

provide measures acceptabl

e to the landowner, the landowner shall reinter t

he

human remains and items associated with Native American human remains with

appropriat

e dignity on

 the property in

 a location not subje

ct to furth

er and future

subsurface disturbance, THEN

c. To protect these sites,

 the landowner shall do one or more of the following:

(1) Re

cord 

the si

te with t

he N

AHC;
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(2) Record an

 open space or conserv

ation easement; or

(3) Record

 a document with the Coun

ty. The docum

ent shall b

e titled "Notice of

Reinternment of Native American Remains" and shal

l include a

 legal

description of the propert

y, the name of the prop

erty owner, and the ow

ner's

acknowledged signature, in add

ition to any other information required by PRC

5097.98. The doc

ument shall be 

indexed a

s a notice

 under the

 name of the

owner.

V. Night and/or Weekend Work

A. If night and/or weekend work is included 

in the contract

1. When night an

d/or weeke

nd work is include

d in the contrac

t.package, t

he extent a

nd

timing shall be 

presente

d and discusse

d at the p

recon meeting.

2. The following procedures shall be followed.

a. No Discoveries: In the even

t that no discoverie

s were encount

ered during nigh

t

and/or weekend work, the PI shall record the information on the CSVR and

submit to MMC via fax

 by 8AM of the nex

t busine

ss day.

b. Discoveries: All discoveries shall be processed and documented using the existing

procedur

es detail

ed in S

ections I

II - During C

onstruct

ion, an

d IV - Discove

ry of

Human Remains. Discovery of human remains shall always be treated as

 a

significant discovery.

c. Potentia

lly Significant

 Discoveries

: If the PI determ

ines that a

 potential

ly

significant discovery

 has been made, the procedures

 detailed under

 Section III -

During Construction and IV-Discovery of Human Remains shall be followed.

d. The PI shall immediately contact MMC, or by 8AM of the next business da

y to

report an

d discus

s the find

ings a

s indic

ated in Sectio

n III-B, 

unles

s other 

specif

ic

arrangements have been made.

B. If night and/o

r weekend wor

k becomes necess

ary during

 the course

 of construction

1. The C

onstructio

n Manager s

hall noti

fy the R

E, or BI, 

as appropr

iate, a minimum of

24 hours before the work is to begin.

2. The RE, or BI, as appropr

iate, shall notify

 MMC immediately.

C. All other procedures

 described above 

shall apply, as a

ppropriate.

VI. Post Construction

A. Preparation a

nd Submittal of Draft Monitoring Report

1. The PI shall subm

it two copies of the Draft Monitoring

 Report (even

 if negative),

prepared in

 accordance 

with the Historical 

Resources Guidelines (A

ppendix C/D)

which describes 

the results,

 analysis, 

and conclusi

ons of all phas

es of

 the

Archaeological Monitoring Program (with appropriate graphics) to MMC for review

and approval w

ithin 90 days fol

lowing the completion of monitoring. It shou

ld be

noted that if the PI is unable to s

ubmit the Draft Monitoring Report within the allott

ed

90-day timeframe resultin

g from delays w

ith analys

is, special s

tudy resul

ts or oth

er

complex issues, a schedul

e shall be submitted to MMC establishing agreed due dates

and the provision for submittal of monthly status reports until this 

measure can be

met.
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a. For signif

icant arch

aeological re

sources enco

untered during monitorin

g, the

Archaeological Data Recovery Program shall be included in the Draft Monitoring

Report.

b. Recording S

ites with State

 of California Department of Parks a

nd Recreati

on

: T

he

PI shall be

 responsibl

e for record

ing (on the approp

riate State

 o f

 Cali forn

ia

Department of Park and Recreation forms-DPR 523 A/B) any significan

t or

potentially significa

nt resources encou

ntered 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.

2. MMC shall return

 the Draft Monitoring R

eport to the PI for revision

 or, for prep

aration

of the Final Report.

3. The PI shall submit revised Draft Monitoring Report

 to MMC for approval.

4. MMC shall provide writte

n verification to the PI of the approv

ed report.

5. MMC shall notif

y the RE or BI, as

 appropriate,

 of receipt of all Draft Monitoring

Report sub

mittals an

d approval

s.

B. Handling of Artifacts

1. The PI shall be re

sponsible fo

r ensuring that all cul

tural remains collected

 are cleaned

and catalogued

2. The PI shall be responsible for ensurin

g that all artifacts 

are analyzed to identify

function and chronology 

as they relate to the history 

of the area

; that fauna

l material

is identified a

s to species

; and that specia

lty studies a

re completed, a

s appropria

te.

3. The cost

 for curat

ion is the 

respons

ibility of the pro

perty ow

ner.

C. Curation of arti fact

s: Accession Agreement and Acceptance

 Verification

1. The PI shall be responsib

le for ensuring that a

ll artifacts associ

ated with the survey,

testing and/or data 

recovery for this pr

oject are permanently curated with an

appropriate institution. This shall be co

mpleted in consultation with MMC and the

Native American representative, as applicable.

2. The PI shall include the

 Acceptance Verification from the curation institution

 in the

Final M

onitor

ing Re

port su

bmitted to the

 RE or BI an

d MMC.

3. When applicable to the situation the PI shall include written verification from the

Native American consultant/monitor indicating that

 Native American resources were

treated in accordanc

e with state law

 and/or applicab

le agreements. If the resou

rces

were reinterred verification shall be provided to show what protective measures were

taken to ensure no further disturbance o

ccurs in accordance 

with Section IV -

Discovery of Human Remains, Subsection 5.

D. Final Monitoring Report(s)

1. The PI shall submit one copy ofthe

 approved Final M

onitoring Report to the RE or BI

as appropriate, and 

one copy to MMC (even if negative), within 90 days after

notification from MMC that the draft report has been approved.

2. 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 MMC which includes the Acceptance Verification 

from the

curation institution.
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HEALTH AND SAFETY

HAZ-1: Soil Management Plan

Prior to the initiation of demolition and constructio

n activities at the si

te, the Construction

Manager and/or Grading Contractor shall submit a soil management plan (SMP) for approval

 by

the City. The SMP shall outline the proc

edures for the contractor

 to identify, segregat

e, and

dispose o f any impacted soils discovered in the existing/previous maintenance areas of the

subject site during the demolition, grubbing, and grading phases of project construction. The

City MMC shall verify implementation of the SMP.
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Passed 

by the Co

uncil of The C

ity of San D

iego on

 JUN 15 2021 ,

 

by the following vote:

Councilmembers

 Yeas

Joe Laava 

Jennifer Campbell

Steph

en W

hitburn

Monica Montgomery Steppe 

Marni von Wilert

Chris Cate

Ø

Raul A. Campillo

Vivian Moreno

0

Sean Elo-Rivera 

Nays

 Not Present

 LI

 

U LI

 

 LI

Recused

U

E]

II

Date of final passage

 

J

U

N

 

1

5

 

2

0

2

(Please note: When a resolution is app

roved by the Mayor, the date of final passage is the

date the ap

proved

 resolut

ion was ret

urned to the Office of the City Clerk.)

AUTHENTICATED BY:

TODD GLORIA

Mayor of The City of San Diego, California.

(Seal)

ELIZABETH S. MALAND

City Clerk of The City of San Diego, Califor

nia.

By e , Deputy

Office of the City Clerk, San Diego, California

Resolution Number R-

 

313601


