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Issues: Should the Planning Commission recommend to the City Council approval of a new 
602,000-square-foot retail commercial development project proposed on a 34.5-acre site 
located at 101 37 Scripps Gateway Court, within the Miramar Ranch North Community 
Planning Area? 

Staff Recommendation: 

1. Recommend Certification of Environmental Impact Report No. 180357, 
Adoption of the Mitigation Monitoring arid Repmiing Program, and 'the 
Applicant's Findings and Statement of Overriding Considerations; and 

2. Recommend Approval of Amendments to the General Plan and the Miramar 
Ranch North Community Plan No. 651696, Rezone No. 651700, Vesting 
Tentative Map No. 651698, Conditional Use Permit No. 651699, Public Right
of-Way Vacation No. 651743, Planned Development Permit No. 651597 and 
Easement Vacation No. 1112013. 

Community Planning Group Recommendation: At their May 7,2013, meeting the 
Miramar Ranch North Community Planning Group voted 6-0-2 to recommend approval of 
the proposed project with no recommendations (Attachment 17). 

Environmental Review: Environmental Impact Report No. 180357 has been prepared for 
the project in accordance with State of California Environmental Quality Act (CEQA) 
Guidelines. A Mitigation, Monitoring and Reporting Program has been pi:~pared which will 



reduce, to below a level of significance, most potential impacts identified in the 
environmental review process. The applicant has also provided Findings and Statement of 
OvelTiding Considerations for significant and unmitigable impacts. 

Fiscal Impact Statement: None with this action. Project costs are paid by the applicant 
through a deposit account. 

Code Enforcement Impact: None with this action. 

Housing Impact Statement: The proposed project would have a neutral impact on 
housing. The Miramar Ranch North Community Plan currently designates this site for 
Industrial Development. The Industrial Element of the community plan further identifies this 
site for an Industrial Park. This project would not remove or add any housing to the Miramar 
Ranch North Community. Therefore, the proposed commercial office and retail center 
would not result in an increase or decrease in existing or proposed housing units. 

BACKGROUND 

The 34.5-acre project site is located at 10137 Scripps Gateway COUli directly to the east of the 
Scripps Poway Parkway off ramp of Interstate 15 (Attachment 1). Currently the site is designated 
for Industrial Park use in the Miramar Ranch North Community Plan, and is zoned IP-2-1 
(Industrial Park) (Attachment 2). To the east and southeast are the Scripps Highlands single-family 
residential neighborhoods. To the north across Scripps Poway Parkway is a retail commercial site 
with hotel, financial and restaurant uses. Interstate 15 is directly to the west and single-family 
residential is across the canyon to the south. The site is also located in the Federal Aviation 
Administration (FAA) Notification Area for the Marine Core Air Station (MCAS), the MCAS 
AirpOli Land Use Compatibility and the MCAS Airport Influence Area. 

The project site is the last area to be developed under the Scripps Gateway, Planned Industrial 
Development (PID) Permit project approved on September 29, 1998, by the City Council (LOR No. 
92-0466) which resulted in the subdivision of the 242-acre property and zoning for residential, 
commercial retail, and industrial parle The original PID was subsequently amended in 2001 to allow 
MedImpact Healthcare Systems to construct a 658,456 square-foot, seven building campus. An 
extension of time was approved in 2005. In 2008, the first MedImpact building was constructed. In 
2009, a Substantial Conformance Review was approved to relocate buildings and reallocate square 
footage among the buildings. 

The project site is comprised of graded pads of different elevations separated by slopes. Currently 
nine lots occupy the site (Attachment 4). Lot 1, in the eastern area of the site, is 4. 16-acres and 
developed with a 155,000-square-foot, six-story, Class A office building and a four-level above 
grade parking structure for the Corporate Headquarters of MedImpact Healthcare Systems 
Incorporated, built in 2008. In 2009 a Substantial ConfOlmance Review was approved to entitle Lot 
2 for a 195,000-square-foot MedImpact building to complete the Corporate Headqualiers campus. 
Although no construction has occurred on Lot 2, building pennits can be issued and construction 
can proceed in accordance with the existing, vested approvals. Lots 3-6 (Sheet 3, Attachment 4) are 
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vacant and were previously graded under the Scripps Gateway project in 2002. Lots 7-9 are slope 
and landscape easements. Elevations of the graded pads range from approximately 500 feet in the 
northwest portion ofthe site to approximately 585 feet in the southeast portion of the site. 

On February 8,2007, the Planning Commission approved, by a vote of 5-0, an Initiation to amend 
the Miramar Ranch North Community Plan and the General Plan to redesignate approximately 30 
acres from Industrial/Business Park to Commercial and Industrial (Reference, PC Report No. 07-
019, Attachment 21). Analysis of this request is provided in the Community Plan Analysis section 
of this report and responses to the Community Plan Amendment Initiation Issues have been 
provided in Attachment 13. 

The proposed project requires the following discretionary actions: 

1. An amendment to the General Plan to change the land use designation from Industrial to 
Regional Commercial and to remove the Prime Industrial Lands identification on 22.42-
acres of the 34.S-acre site; 

2. An amendment to the Miramar Ranch North Community Plan to change the land use 
designation from Industrial/Business Park to Regional Commercial on 22.42-acres of the 
34.S-acre site; 

3. A rezone of 22.42-acres from the IP-2-1 (Industrial-Park) Zone to the CR-2-1 
(Commercial Regional) Zone; 

4. A Vesting Tentative Map (VTM) to subdivide the existing nine lots into 15 lots; 

5. An amendment to Planned Development Permit (PDP) No. 17234 and 99-1027 for 
deviations from the applicable development regulations for height; 

6. An amendment to Conditional Use Permit (CUP) No. 174323 and 99-1027 for the 
proposed theater which is over 5,000 square feet; 

7. A Public Right-of-Way (PROW) Vacation to vacate Scripps Gateway Court; 

8. Easement Vacations of existing general utility easements. 

The project is a Process 5 City Council decision due to the requests for the General/Community 
Plan Amendment, Rezone, PROW Vacation and Easement Vacations. 

DISCUSSION 

Project Description: 

The project proposes to redevelop approximately 22 acres of the 34.S-acre site to construct 
approximately 602,000 square feet for a variety of retail stores, restaurants, a standalone market, 
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office buildings, a movie theater and a hotel. The project also proposes the construction of a five
level parking structure located parallel to the freeway off-ramp in the southwest portion of the site 
along with other additional surface parking throughout the site. The building heights would range 
from one to six stories. The project includes pedestrian areas and gathering places with an 
oversized water feature as a focal point. The Watermark Design Guidelines (Attachment 5) address 
form, colors and materials for the future commercial office and retail components of the project as 
well as landscape, lighting and streetscape. Project access is taken from a primary entry off Scripps 
Highlands Drive and a secondary right-in/right-out driveway from Scripps Poway Parkway. The 
entry from Scripps Highlands Drive continues into the project site along Scripps Gateway Court and 
continues to the western perimeter of the site where access is available to the parking structure and 
surface lots. Access off Scripps Poway Parkway requires an additional five feet of right-of-way 
dedication and allows access to the surface lots in the northeast or the parking structure. 

Ofthe approximately 34.5-acre site, roughly 18.9 acres would be re-graded for the proposed project. 
Grading would also include access off Scripps Poway Parkway, a basement level below the 
proposed theater and the parking structure. Earthwork would require approximately 65,000 cubic 
yards of material to be exported. 

Based on the Municipal Code requirements, 1,982 parking spaces would be required for the 
commercial/office uses of the proposed project. The project proposes to provide 2,191 parking 
spaces to serve the range of uses. The parking structure would provide 1,727 parking spaces in five 
levels. An additional 246 parking spaces are provided through various surface parking lots and 218 
parking spaces provided within an adjacent existing off-site garage in the Medlmpact Building One. 

The project is located within the Federal Aviation Administration (FAA) Notification Area for the 
Marine Core Air Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS 
Airport Influence Area; however, the project has received clearance from the all of necessary 
agencies that the proposed project is not a hazard to air navigation. 

The various discretionary actions are summatized below: 

Community Plan/General Plan Amendment and Rezone 

As part of this project, the applicant is requesting approval of an amendment to the General 
Plan and Miramar Ranch North Community Plan to change the land use designation from 
Industrial/Business Park to Regional Commercial and to remove the Prime Industrial 
designation for 22.42-acres. The remaining 12.54-acres are to remain Prime Industrial. The 
amendment would include revising relevant maps, tables and text to reflect the proposed 
Commercial land use designation (Attachment 12). 

The project site is currently zoned IP-2-1 (Industrial-Park) and allows for a mix of light 
industrial and office uses. The purpose of the existing zone is to provide for high quality 
science and business development. Restrictions on pennitted uses in this zone are provided 
to minimize commercial influence. 
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The project also proposes to rezone the 22.42-acre portion of the site from the existing IP-2-
1 zone to the CR-2-1 (Commercial-Regional) zone. The CR zones provide for a broad mix 
of business professional office, commercial services, retail, wholesale, and limited 
manufacturing uses and allows for regional-serving commercial and limited industrial uses 
with an auto orientation but no residential use. Lots 1 and 2 as shown on Sheet 3 
(Attachment 4) which includes the Medlmpact facilities (11.97 acres) would remain IP-2-1. 

The amendment to General Plan and Community Plan would facilitate the proposed rezone 
and provide a balance between industrial and commercial land uses. 

Vesting Tentative Map 

A Vesting Tentative Map (VTM) is required to subdivide the existing nine lots (Attachment 
4) into 15 lots: 13 lots for commercial, one (1) lot for an open space easement, and one (1) 
lot for a landscape easement. Portions of the existing Medlpmact, Lots 1 and 2 will be 
utilized by the Watermark project to accommodate the hotel and a proposed restaurant. The 
VTM also details the proposed grading, street vacation, and easement abandonments for the 
project as well as necessary infrastructure, and has been prepared in accordance with the 
guidelines of the State Subdivision Map Act and the City of San Diego requirements. 

Planned Development Permit 

In 2005, an extension of time was approved for the original Planned Industrial Development 
(PID). During that process, the PID was converted to Planned Development Permit (PDP) 
No. 174324 since the City no longer processes PIDs. The project proposes to amend the 
existing PDP to allow flexibility in development regulations for the proposed construction of 
the development. The project proposes design guidelines, which present the overall site 
development and architectural character, and addresses form, colors and materials for the 
future commercial office and retail components of the project as well as landscape, 
streetscape and lighting (Attachment 5). 

As allowed through the Planned Development Permit process, the applicant is requesting 
deviations to accommodate the proposed development, all of which are supported by staff 
and the community planning group. The deviations are summarized as follows: 

Height Deviations 

The proposed CR -2-1 Zone specifies a maximum height of 60 feet. The applicant 
proposes nine deviations to the maximum height of the zone. The deviations have 
been requested to allow implementation of building heights, architectural elements, 
and to accommodate height of the parking structure and its shade/canopy elements. 
A deviation for structure height on the plaza enables the development of a landmark 
architectural feature, such as a clock tower, bell tower, or other architectural features 
to designate the gateway to the community. The architectural features are 
complimentary to the project's architecture and the architecture of the existing Med 
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Impact office buildings. This will assist in achieving an objective of the Community 
Plan to develop the Mercy Interchange area as an attractive gateway to the 
community. Such features will provide a visible landmark to I -15 travelers, as well 
as persons entering Miramar Ranch North. All other development regulations for the 
underlying zone shall apply to the project. 

The building locations are shown on the Site Plan, sheet 14 of 37 within the plan set 
(Attachment 4). Below is a list of the deviations for each proposed building. Some 
of the buildings meet the height requirement but add an architectural detail that 
exceeds the overall structure height. 

Zone CR-2-1 
Building Allowed Max. Structure Max. Height Deviation 

Height Height Architectural Features 
Building C (Market) 60 feet 60 feet 70 feet 10 feet 
Building E 60 feet 70 feet 70 feet 10 feet 
Building F 60 feet 70 feet 70 feet 10 feet 
Bpilding G 60 feet 70 feet 70 feet 10 feet 
~Iding H 60 feet 85 feet 100 feet 40 feet 
( eater) 
BUilding K 60 feet 60 feet 85 feet 25 feet 
Bpilding L (Hotel) 60 feet 85 feet 100 feet 40 feet 
Building M (Office) 60 feet 95 feet 103 feet 43 feet 
Building P (Garage) 60 feet 85 feet 100 feet 40 feet 
Note: the elevations are conceptual and the heights of the buildings will vary but will not exceed the height 
indicated in Table 1. 

Conditional Use Pelmit 

Originally, the existing Conditional Use Permit (CUP) was intended to allow a childcare 
center to serve the MedImpact campus. The potential use of the childcare center will remain 
for the Med Impact building. The Watermark project is proposing a theater in the northwest 
pOliion of the site, wrapped with retail stores at the base. The size of the theater could range 
from 5,000 to up to 45,000 square feet. Any theater over 5,000 square feet requires a CUP in 
accordance with San Diego Municipal Code (SDMC) Section 141.0623. The existing CUP is 
required to be amended to include the theater use. 

Public Right-of-Way Vacation 

A Public Right-of-Way Vacation is necessary to vacate all of Scripps Gateway Court. The 
vacation is incorporated into the Vesting Tentative Map. The vacated right-of-way would be 
converted and improved as a private street and would continue to serve the purpose for which 
it was originally acquired. The street vacation would continue to maintain external and 
internal circulation consistent with the community plan's transpOliation element while 
simultaneously meeting the needs ofthe proposed project. FUliher, there is no prospective 
future use for the right-of-way that is identified in the community plan or current zoning that 
could be reasonably anticipated, while converting the right-of-way to a private street system 
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would maintain the original intent of the easement. 

Easement Vacations 

The project proposes vacations for a drainage easement, a public utilities (water/sewer) 
easement and a landscape easement as depicted on Sheet 3 of the plan set. All of the 
easements with the exception of the landscape easement need to be vacated because of the 
vacation of Scripps Gateway Court and will be relocated on site to accommodate the 
development. The easements were acquired for the purposes of placing and maintaining 
public utilities to serve the needs ofthe adjacent development The landscape easement is 
being vacated to accommodate the public improvements of the development. 

The drainage and the public utilities easements abandonments are required as part of the 
vacation of Scripps Gateway Court and will be relocated on site to accommodate the 
development as shown on Sheet 9 of the plan (Attachment 4). 

General Plan/Community Plan Analysis: 

The proposed project includes a General Plan amendment to remove the Prime Industrial land 
identification from a 22.42-acre portion of the 34.S-acre project site. A Community Plan 
amendment to the Miramar Ranch NOlih Community Plan (MRNCP) is also required to redesignate 
22.42 acres ofthe 34.S-acre site from Industrial/Business Park to Regional Commercial. 

Land Use and Economic Prosperity 

The General Plan Land Vse element has policies to identify and evaluate potential City of 
Village sites considering whether the sites are shopping centers, districts, or corridors that 
could be enhanced or expanded (LV-A.3), to locate village sites where they can be served by 
existing or planned public facilities and services, including transit services (LV-A.4) and to 
integrate public gathering spaces and civic uses into village design (LV-A.9). The element 
relies on community plans for site-specific land use and density designations and 
recommendations. The freeway commercial center, north of the subject site, is one such site 
having moderate potential as a City of Village site that could be enhanced or expanded in 
association with the subject site. 

A Commercial goal of the Miramar Ranch North Community Plan (MRNCP) is to develop a 
community of balanced land uses, which meets the needs of residents and working persons, 
and makes a positive contribution to the quality of life in the San Diego region. Another 
Commercial goal is to encourage attractive accessible commercial development meeting the 
community shopping and services requirements of the ranch. A major Commercial 
objective is to locate commercial land uses to best serve consumer needs, especially in 
relation to the circulation system and the overall land use pattern of the community. 

The proposal would implement these General and Community plan goals by various means 
including through the location of the site itself, being immediately adjacent to a small 
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neighborhood commercial shopping center to the north of the subject site that could be 
expanded, as it has significant potential for a village according to Figure LU-l in the 
General Plan. In addition, its location immediately adjacent to the 1-15 would implement a 
General Plan goal for the City of Villages to connect mixed-use villages by transit, as well as 
the Commercial objective to locate commercial uses in relation to the circulation system. As 
an expansion ofthe freeway center to the north of the subject site, the proposal would 
implement a Community Plan commercial objective to locate commercial land uses to best 
serve consumer needs, especially in relation to the circulation system and the overall land 
use pattern ofthe community. The proposal would also integrate public gathering spaces 
into a village design. A movie theatre and a market would also be included, uses which are 
identified in the community plan for the freeway commercial center to the north of Scripps 
Poway Parkway and the subject site but which are non-existent at the freeway center site. 

According to the MRNCP Industrial Element adopted in 1980, the planning area should 
provide employment opportunities within its boundaries. Employment centers inside the 
community should supplement other industriallbusiness park developments in the 1-15 
corridor. It is proposed that Miramar Ranch North could accommodate around 60 acres of 
industriallbusiness park development. Manufacturing, scientific and corporate headquarters 
uses would probably be emphasized, drawing employees from surrounding residential areas. 
However, servicing, warehousing and wholesaling uses are also possible. Except as noted, 
areas designated for industrial park development in this Plan should be protected from 
encroachment by unacceptable uses, in order to preserve industrial acreage and employment 
opportunities. Community and business support facilities and services should be permitted 
in the industrial parks. Examples of such facilities are private schools, daycare centers and 
healthcare facilities; however, such uses should not exceed 15 percent of the industrial land 
allocation. Approximately 12 acres ofthe subject site are currently entitled for corporate 
headquarters use from a previous action, implementing this MRNCP goal by leaving a 
remainder of approximately 38 acres, or 63% of the original 60 acres identified in the 
MRNCP that could accommodate base sector use. 

The Economic Prosperity Element of the General Plan focuses on a strategy to evaluate and 
preserve critically-located base sector areas but to allow, through comprehensive analysis, 
consideration or conversion of mixed-use or industrial land if it is not critical to the City's or 
region's base sector employment goals. The Industrial Land Use section of the Economic 
Prosperity Element of the General Plan has a goal for a city with sufficient land capacity for 
base sector industries to sustain a strong economic base but further describes how the City's 
industrial land availability has been impacted by the intrusion of sensitive receptors such as 
child care facilities and schools and how their location in industrial areas may limit the 
ability of the permitted industrial uses to expand. The Industrial Element of the MRNCP 
includes the objective oflocating industriallbusiness park land uses in areas appropriate to 
environmental conditions, the circulation system, and the overall land use pattern of the 
community. The Commercial Element of the MRNCP includes the objective oflocating 
commercial land uses to best serve consumer needs, especially in relation to the circulation 
system and the overall land use pattern of the community. 
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The General Plan identifies the project site as Prime Industrial Land in the Economic 
Prosperity Element. The applicant is proposing a General/Community Plan amendment to 
remove the Prime Industlial identification and redesignate the site to Regional Commercial. 
The General Plan requires that justification for removal of Prime Industrial Land 
identification must be supported by an evaluation of the prime industrial land criteria in 
Appendix C, EP-1, the Collocation/Conversion Suitability Factors in Appendix C, EP-2, and 
the potential contribution of the area to the local and regional economy. The City's Long 
Range Planning staff evaluated the applicant's submittal of Appendices C EP-1 and EP-2. 
The City's Economic Research staff completed a review of the site's potential contribution 
to the local and regional economy. 

Evaluation ofthe Prime Industrial land criteria of Appendix C, EP-1 concluded that the site 
is not within proximity to resources of extraordinary value, as the major educational 
institution is some 12 miles to the west and the port is 18 miles to the south-west. Also, 
there are engineering workers at the nearby North Ridge site but neither that site or the 
subject site are within proximity to other resources of extraordinary value, eliminating any 
possible creation of a technology, campus environment. 

Evaluation of the Collocation/Conversion Suitability Factors analysis concluded that, due to 
previous entitlements, the site is less attractive to base sector use, other than corporate 
headquarters. Medlmpact's PDP includes entitlement for a day care center. Day care 
centers are required to have outdoor play area. Due to the right under the PDP to develop a 
day care center, scientific research and/or industrial base sector businesses will "perceive" 
the remaining entitlements as limiting development. However, corporate headquarters, also 
a base sector use, would not find the entitled day care center as limiting to development 
potential. 

In a memo dated September 13,2012 and revised September 17,2012, staff analyzed the 
comparison of economic impacts of the remaining portion of the entitled project and the 
proposed project. In summary, the entitled project would create 258 construction jobs and 
1,222 pennanent jobs, and an annual payroll of approximately $96,346,286. The proposed 
project would create 534 construction jobs, 1,502 pennanentjobs, and an estimated annual 
payroll of approximately $68,784,700. This comparison assumes that either scenario is 
viable. However, from a market perspective finding a buyer for the remaining corporate 
headquarters entitlements of 305,407 square feet of corporate office development, under 
CUlTent economic conditions, is less likely than the development of the proposed project. 

In addition to the Collocation\Conversion Suitability factors and the Prime Industrial Land 
criteria, the City requested the applicant submit a market study and net fiscal impact study 
for evaluation. The applicant submitted a Fiscal Revenue Generation Study which 
concluded that there is an identified market demand for 1,096,076 square feet in the 
project's Primary Market Area by 2012. This provides justification for a redesignation of 
land use from Industrial-Business Park to Community Commercial and implementing the 
Commercial goal for commercial use of the MRNCP to encourage attractive, accessible 
commercial development meeting community shopping and services requirements of the 
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community plan. The Fiscal Revenue Generation Study submitted by the applicant did not 
include the cost of General Fund services to the proposed site. With the development and 
use of the proposed proj ect, City staff estimates $1,967,206 of annual tax revenue may be 
generated. City staff estimates the cost for providing General Fund Services to the proposed 
project at $244,490. Therefore, the development and use of the proposed project site may 
generate approximately $1.7 million in net new General Fund revenue on an annual basis 
(revenues, minus cost for General Fund services). All revenue and cost information 
discussed above are in constant 2012 dollars 

To conclude, the location of the proposed project adjacent to the I-IS and within the Mercy 
Interchange Gateway, the lack of proximity to resources of extraordinary value, the reduced 
potential for future base sector use on-site, the net General Fund revenue generated provide a 
basis to remove the Prime Industrial identification and redesignate 22.42 acres of the 34.5-
acre site from industrial to commercial use in conjunction with General Plan policies LU
A.3 and LU-A.4 and objectives for industrial supplemental employment and commercial 
development to meet community shopping and service needs in the MRNCP. This 
conclusion furthermore meets the requirement for having complied with the focused strategy 
from the Economic Prosperity Element of the General Plan to evaluate and preserve 
critically-located base sector areas but to allow, through comprehensive analysis, 
consideration or conversion of mixed-use or industrial land if it is not critical to the City's or 
region's base sector employment goals 

Mobility 
The Mobility Element of the General Plan provides the framework to improve mobility 
through development of a balanced, multi-modal transportation network that is efficient and 
minimizes environmental and neighborhood impacts. The Transpoltation Element of the 
MRNCP includes the goal of constructing and maintaining an adequate system for vehicular, 
future transit, bicycle, and pedestrian circulation. 

The proposed project would implement these General Plan and Community Plan goals 
through the reconfiguration of the Scripps Poway Parkway/I-IS interchange, including the 
addition of a dedicated 'drop lane' accommodating traffic onto the southbound I-IS, not just 
to the nearer northbound I-IS ramp. The location of the proposed project would serve to 
reduce trips to outlying areas for similar retail services, enhancing the efficiency of the 
transportation network. Also, the proposal would provide space for a future bus stop along 
Scripps Poway Parkway, a signalized intersection at Scripps Highland Road and Private 
Drive A (formerly Scripps Gateway Court), ample on-site parking, a bicycle path and 
widened sidewalks. These various improvements would help development of a balanced, 
multi-modal transportation network that efficiently moves traffic and pedestrians through the 
community while minimizing neighborhood impacts. The improvements associated with 
the proposed development would also implement a Community Plan TranspOltation Element 
goal to construct and maintain an adequate system for vehicular, future transit, bicycle, and 
pedestrian circulation. 
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Urban Design 
The Urban Design Element of the General Plan addresses the integration of new 
development into the natural landscape and/or existing community. The Design Element of 
the MRNCP includes the goal of promoting high quality design throughout the community, 
with special emphasis on projects and roadways in highly visible areas. The MRNCP 
Design Element further identifies three Special Design Areas and anchor projects for special 
attention in design, construction, and maintenance. The MRNCP identifies the Mercy 
interchange gateway as one Special Design Area with an objective to promote sensitive 
development as an attractive gateway into the community. 

The proposal's architecture would implement the MRNCP goal for promoting high quality 
design in highly visible areas and would facilitate development of an attractive community 
gateway. The project design is distinCtive and appropriate for an attractive community 
gateway, and would implement the objective in the MRNCP for the Mercy Interchange 
Gateway. The architecture features staggered building offsets, varied wall and roof heights, 
widths and shapes, and varied treatment of openings, colors and materials. Design elements 
include clay tile roofs and metal roofs with finials, shell stone, smooth plaster, brick veneer 
and wood exteriors, awnings, balconies and archways that would take advantage of San 
Diego's sunny climate, evoke San Diego's Spanish heritage and be consistent with the 
design features of the freeway commercial center to the north. 

A key MRNCP site-specific objective for the Mercy Interchange Gateway, which includes 
the Mercy industrial subject-site, is the careful design of the individual projects in relation to 
Scripps North (Poway) Parkway and continuity in design among the three separate projects. 
In particular, the MRNCP recommends that buildings be placed near the roadway, offset by 
a wide landscaped strip, with parking largely tucked behind and out of sight. Additional 
measures include a consistent landscaping motif or selected tree, standard signing, street 
furniture, and street lighting, hatmonious building and paving materials, a selected 
architectural style, and similar building height or massing of different heights. In addition, 
the MRNCP landscaping program for individual development projects recommends planting 
of open space and parking areas, blended to sUlTounding conditions; landscape screens as 
needed. 

The proposed project would implement the MRNCP recommendations by placement of 
buildings adjacent to Scripps Poway Parkway to the extent possible and separated by 
enhanced planting, hydro seeded slopes and screening hedges along Scripps Poway Parkway 
and Scripps Highland Road with native vegetation at the project edges and street trees along 
internal circulation to match the existing trees on-site, with enhanced pedestrian and 
vehicular paving. The project site utilizes monument signs at the entrances, similar to and 
harmonious with the commercial shopping center site to the north and the buildings utilize 
similar materials including plaster and stone exteriors with metal, aluminum accents and are 
of similar height and massing. 
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Conservation 
The Conservation Element of the General Plan contains policies to guide the conservation of 
resources that are fundamental components of San Diego's environment, help define the 
City's identity, and are relied upon for continued economic prosperity. A goal is for the 
reduction of the City'S overall carbon dioxide footprint by improving energy efficiency, 
increase use of alternative modes of transportation, employing sustainable planning and 
design techniques, and providing environmentally sound waste management. The Sensitive 
Lands and Open Space Element ofthe Miramar Ranch North Community Plan includes the 
objective of encouraging the preservation of significant environmental resources and 
minimizes impacts on environmentally sensitive areas. 

The proposed project would implement the General Plan goals for integrating new 
development into the landscape through an erosion and sediment control plan, a grading 
plan that respects the natural contours of the subject site and maintains a buffer between the 
proposed development and residential uses to the south and east. The proposal would 
implement several sustainable features to reduce the carbon dioxide footprint, employ 
sustainable planning techniques and provide environmentally sound waste management by 
the following: location of site within y,; mile of a transit stop, provision of secure bicycle 
racks, use of materials with recycled content, use of water conserving fixtures, irrigation 
systems to avoid over/under watering, zero use of CFC-based refrigerants and provision of 
easily accessible areas to serve buildings that are dedicated to the collection and storage of 
non-hazardous materials for recycling. 

Open Space occurs south of the project site. Impacts to biological resources that OCCUlTed 
on the project site have been mitigated as pm1 of the original Scripps Gateway approvals. 
Within the southern p0l1ion of the project site, seeded coastal sage scrub slopes and 
undisturbed coastal sage scrub/chapan'al exists. Therefore, the proposed project would not 
adversely affect the MRNCP. 

Noise 
The Noise Element of the General Plan is intended to protect people living and working in 
the City of San Diego from excessive noise. The MRNCP does not address noise. The 
proposed project is near the United States Marine Corps Air Station Miramar over flight 
area but is not within any ofthe Air Station's noise contours due to infrequent aircraft over 
flights and the altitude the aircraft are operating at when passing near the project site. 
The project is located within the Federal Aviation Administration (FAA) Notification Area 
for the Marine Core Air Station (MCAS), the MCAS Airport Land Use Compatibility and 
the MCAS Airport Influence Area; however, the project has received clearance from all of 
the necessary agencies that the proposed project is not a hazard to Air Navigation. The 
proposed project would not result in the exposure of people to noise levels that exceed the 
City's adopted noise ordinance or be incompatible with the City's noise guidelines. 
Therefore, the proposed project would not adversely affect the General Plan. 
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Environmental Analysis: 

The Environmental Impact Report (EIR) analyzed the environmental impacts of the proposed 
Watermark Project No. 180357. Implementation ofthe proposed Mitigation, Monitoring and 
RepOliing Program (MMRP) would reduce, to a level of insignificance, most potential impacts 
identified in the environmental review process. The applicant has also provided their project's 
Findings and Statement of Overriding Consideration for significant and unmitigable impacts. 
Implementation of the proposed MMRP would reduce impacts to below a level of significance for 
all project impacts, with the exception of Transportation/Traffic Circulation/Parking (direct and 
cumulative) and Air Quality (direct relative to constlUction). The project would result in significant 
direct and cumulative impacts to street segments and intersections and project constlUction emission 
are considered significant but temporary. As more fully described in the EIR, the proposed project 
would result in direct project-level significant, unmitigated impacts to the following issue areas: 
Transportations/Traffic Circulation/Parking and Air Quality. 

Alternatives: 

Project alternatives have been analyzed in the EIR, some of which would eliminate all of the 
significant impacts of the project. However, selection of these project alternatives would not meet 
the applicant's project objectives, which include the following: 

'" Create a coherent and signature design statement at a community gateway to 
Miramar Ranch NOlih; 

III Provide flexibility in the allocation of commercial office and retail development 
based on market demand and consistent with limitations established by the Traffic 
Impact Analysis; 

• Allow for retail uses currently unavailable in the sUlTOunding market areas; 

• Implement design guidelines that ensure high quality design and aesthetics, creating 
a landmark for the community; 

1\1 Provide quasi-public space for community use in the form of a pedestrian plaza; 

• Implement transportation (vehicular, bicycle, and pedestrian) improvements that 
would improve operations of the current roadway and bicycle network and encourage 
pedestrian use. 

Community Participation Planning Group Recommendations: 

At their May 7,2013, meeting the Miramar Ranch NOlih Community Planning Group voted 6-0-2 
to recommend approval ofthe proposed project (Attachment 17). This vote came after a motion to 
table consideration of the project pending receipt of responses to the Draft EIR failed 2-6-0. At the 
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February 5, 2013 , Planning Committee meeting the proposed project was discussed in a town hall 
fonnat (Attachment 18). Topics included traffic improvements, mobility, hotel space, bikes lanes, 
uses, parking to discuss the proposed project. 

Conclusion: 

In summary, staff has detennined the proposed Watelmark project complies with the applicable 
sections of the Municipal Code and adopted City Council Policies. Staff has detennined the 
required findings would support the decision to approve the proposed project's General/Community 
Plan Amendments, Rezone, Vesting Tentative Map, amendments to the PDP and CUP, Easement 
Vacations and a Public Right-of-way Vacation. An Environmental Impact Report has been prepared 
for this project and the mitigation required would reduce potentially significant impacts to some 
areas to a level below significance. Findings and the Statement of Overriding Consideration must be 
made to certify Environmental hnpact Report for potential impacts, which are direct, cumulative 
and unmitigated. 

ALTERNATIVES 

1. Recommend to the City Council Approval of Amendments to the General Plan and the 
Miramar Ranch North Community Plan, Rezone, Planned Development Pennit/Conditional 
Use Pennit Amendment, Public Right-of-Way Vacation and Easement Vacations, with 
modifications. 

2. Recommend to the City Council Denial of Amendments to the General Plan and the 
Miramar Ranch North Community Plan, Rezone, Planned Development Pelmit/Conditional 
Use Pennit Amendment, Public Right-of-Way Vacation and Easement Vacations, if the 
findings required to approve the proj ect cannot be affirmed. 

Respectfully submitted, 

Mike Westlake 
Acting Deputy Director 
Development Services Department 

Nancy Bragado 
Intelim Deputy Director of Planning 
Development Services Depmiment 
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Attachments: 

1. Aerial Photograph 
2. Community Plan Land Use Map 
3. Project Data Sheet 
4. Project Plans 
5. Design Guidelines 
6. Draft PDP/CUP Permit Conditions and Resolution 
7. Draft Environmental Resolution with MMRP 
8. Draft Vesting Tentative Map Resolution and Conditions 
9. Draft Rezone Ordinance and B Sheet 
10. Prior Discretionary Approval List (CUP No. 174323 and PDP 17234 and PDP 99-1027) 
11. Draft General/Community Plan Amendment Resolution 
12. Draft Community Plan Amendment Documents (StrikeoutlUnderline Text, and Revised 

Graphics) 
13. Response to Community Plan Amendment Initiation Issues 
14. Prime Industrial Land Criteria Analysis 
15. CollocationiConversion Suitability Factors 
16. Economic Research Memo, Development Services, dated September 13,2012 
17. Miramar Ranch North Planning Committee Recommendation - May 7,2013 
18. Miramar Ranch North Planning Committee Minutes from February 15, 2013 
19. Ownership Information 
20. Site Photos 

Internet Links - Referenced Attachments 

21. Planning Commission Report for Community Plan Amendment Initiation, PC-07 -019 
http://www.sandiego.gov/planning-commissionlpdf/pcreports/070 19 .pdf 

22. Miramar Ranch North Community Plan 
http://www.sandiego.gov/planninglcommunitylprofiles/pdf/cp/cpmrnfull.pdf 
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ATTACHMENT 3 

PROJECT DATA SHEET 
PROJECT NAME: The Watermark 

PROJECT DESCRIPTION: Construction of a new mixed-use development consisting of commercial 
retail, commercial office, and a hotel. 

COMMUNITY PLAN Miramar Ranch North 
AREA: 

DISCRETIONARY Rezone, General Plan and Community Plan amendments, Street Vacation, 
ACTIONS: Easement Abandonments, Vesting Tentative Map, Amendments Planned 

Development Permit and Conditional Use Permit. 

COMMUNITY PLAN LAND Industrial/Business Park 
USE DESIGNATION: 

ZONING INFORMATION: 

ZONE: IP -2-1 (Industrial-Park) Zone (existing) 

HEIGHT LIMIT: None 

LOT SIZE: 40,000 square-foot minimum lot size 

FLOOR AREA RATIO: 0.75 maximum 

FRONT SETBACK: 20 feet 

SIDE SETBACK: 15 feet 

STREETS IDE SETBACK: 20 feet 

REAR SETBACK: 25 feet 

FLOOR AREA RATIO: 2.0 

LAND USE EXISTING LAND USE 
ADJACENT PROPERTIES: DESIGNATION & 

ZONE 

NORTH: Commercial; CC-I-3. Hotel, restaurant, gas station 

SOUTH: Open Space; RS-l-11. Open Space and Single-family residential 

EAST: Low Density Residential; Single-family residential 
RS-1-12. 

WEST: Low Density Residential; Single-family residential 
RS-l-l1. 

DEVIATIONS OR Deviations to height for structures and architectural projections 

VARIANCES REQUESTED: 

COMMUNITY PLANNING At their May 7,2013, meeting the Miramar Ranch NOlih Community 
GROUP Planning Group voted 6-0-2 to recommend approval of the proposed 
RECOMMENDATION: project 



L 

PROJECT NARRATIVE: 
The project includes commercial retail, movie theater, hotel. office 
buildings, parking structures. surface parking, hardscape and landscape 
areas. 
Retail Center parking is provided throughout the site. 
Parking ror building A is provided at existing Office Building 1 parking 
structure. 
Parking for building L is provided at existing Office Building 2 parking 
structure and at adjacent surface parking lot. 
The Project is located within the Miramar Ranch North Community Plan 
jurisdiction. 

PROPOSED REGULATORY DEVIATIONS: 
TABLE 1 

; ; 

• Per the DeSign Guidelines, structure heights may vary within the maltlmums shown In Tllbk! 1. 

DISCRETIONARY PERMITS REQUIRED 
GENERAL PlAN AMENDMENT 
COMMUNITY PLAN AMENDMENT 
PLANNED DEVELOPMHlT PERMIT 
REZONE 
CONDITIONAl USE PERMIT 

(FOR THEATER) 
VESTING TENTATIVE MAP (VTM) 
EASEMENT VACATIONS 

LEGAL DESCRIPTION: 
LOTS 1·6. 8 . 10 & 11 OF SCRIPPS GATEWAY UNH NO. 2. IN THE CITY OF SAN DIEGO. 
COUNTY OF SAN DIEGO. STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 
104004. FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY. 
JULY 20. 2000. 

CONSTRUCTION TYPE/ OCCUPANCY: 
OFFICE BUILDING (B): TYPE I F.R.. FULLY SPRINKLED 

MARKET AND RETAlL(JA) . RESTAURANT (A·2). THEATER (A-1. A.2): TYPE 1\ F.R. . FULLY 
SPRINKLED. 
PARKING GARAGE (5-2): TYPE 1 F.R. FULLY SPRINKLED. 

ZONING: 
EXISTING: IP-2· l MIX OF lIm 'IT INDUSTRIAL AND OFFICE USES 

MIX OF LIGHT INDUSTRIAl AND OFFICE USES PROPOSED: Ip·2·1 
& 

CR 2·1 REGIONAL COMMERCiAl (RESIDENTIAL PROHIBITED) 

FLOOR AREA RATIO: 
SITE AREA (ON-SITE) • 34.39 AC. 
SITE AREA (OFF·SITE) a 0.57 AC. 

TOTAl PROJECT AREA · ~.96 AC. 

ALLOV'l£D FAR. a 2.0 (IP·2·1). 1.0 (CR·2·l) 

ACHIEVED FAR. ... 0 .63 

MAX HEIGHT ... 100FT 

NOTE: BUILDING AREAS OF OPEN PARKING STRUCTURES ARE NOT 
INCLUDED IN F.A.R. CALCULATIONS. (NOT REOUIRED) 

SETBACKS: 
FRONT I STREET SIDES • 10··0~ 

SIDES a 10'·0~ 
REAR .. 10'·0" 

PROPOSED USES: 
COMMERCiAl (OFFICE, RETAIl. RESTAURANT. FOOD MARKET, HOTEL) 
ENTERTAINMENT (MOVIE THEATERIRESTAURANT) 

SUMMARY SITE AREA 'B' (EXISTING) 

BUILDING SUMMARY 
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BUILDING 3 
TOTAL 

PARKING SUMMARY 
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SUBTOTAl 

TOTAL'" 1. .. 71 
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ATTACHMENT 4 

FOR PROPfRTY UN£: LDlGTH AND BEARING. stt SHEET J 

• FUSCOE 
.1 • • 1 •• 1 ••• 

639Q Gr .. nwi(h Drive, Suil. 170 
San Diego, eolifomlo 92122 

1. 1 8~8 . 5S~ . 1500 • fu. 858.597.0335 
..........-.fv .. o • . com 

CITY OF SAN DIEGO 
VESTlNQ TENT A T1VE MAP NO. 651698 

AIIIEII80fI PNICB.. NO. 
319-810- 01 -00 319-810-08-00 
319-810-02-00 31 9-81 0-1 0-00 
319-810-03-00 319-810-11-00 
319-810-04-00 
319-810-0~00 

319-810-06-00 

I"AO.ECT ACCfIEII& 
SE CORNER OF SCRIPPS POWAY 
PAAKWAY AT INTERSTAlE 15 

!HEr lTl\.6 
EXJSlING CONDlllQNS 

I'IB'NED BY. 
FUSCOE ENGINEERING. INC. 
6390 GREEN~CH OR # 170 
SAN DIEGO. CA 92122 
PH: 858.554.1500 

REVISION 8: 
REVISION 7: 
REVISION 6: 
REVISION 5: 
REVISION 4: 
REVISION 3: 
REVISION 2: 
REVISION 1: 

5-24-13 
10-23-12 
6-21- 12 
3-28-12 
9-23-11 
7-14-10 

ORIGINAL DAlE: 4- 17-09 

ORIGINAL PID NO. 99-1027 

!HEr OS OF :r1 



ATTACHMENT 4 

PROP£HTY UN£ / 111 8Of.»lDAHf 

DaS11NG RIGHT-OF-WAY 

au.mw5 RESTRJCT£D ACC£SS 

PROPOSED LOT LJNr 

PROPOSro ACC£SS EASDJDfT 

ROOIWAY CE/fT£RUNE 

PROPOSED LOT NUMBER CD 

NOTES 
~tJtr~'t:~ t~OOULD 8£ 
R£SPON9Btlmrs SHARED AMONGST AU. LOT.S Mf1HilN mr 
SU8Df\1S1'CW. LAHDSCAPE MAINTENANCE FOR LOTS I, 2 AHD " IMU. 
BE SEP,4RA7f FROJI THIS REA. 

2. lOT A. IS CO~ BY AN OPEN SPACE EASEU£NT 
O£DICA TrD TO THE CITY. LOT C IS CO~ BY A LANDSCAP£ 
EA.5altNT D£l)ICA rro TO THE an:. 

J. LOT tiV IS A BElOW GROUNO V£R11CAl LOT. 

4. LOT fJV IS AN ABOY£" GROUND WRJ7CAl LOT (L£Y£l. 2-6 OF 
THE: PROPOSED PARJOHG GARAG€) 

5. LOT 7V IS IJJ ABO\f: GROVNO \£RDCAL LOT fOR THE 2ND 
FlOOR OFFICE BUILDING 0Nf. Y. All ornm 2ND flOOR ADJACfNT 
STRUCTlJRES SHAll BE CONSIDERED mE" HORllCWTAL LOT 5. 

6. ALL PU8UC unuTJ£S oo.t BE PROVJO£D IW»I NCW £ASCM£HTS 
OH THE: FiNAL MAP. 

7. THE LA8fl£l) ARrAS £ASDlD/T \MLL 8£ HON-EXaJJSlV£. 

LOT SUMMARY TABLE 
GROSS LOT AR£'A "" 34.39 ACR£S 
(AFTER SCRiPPS GAlTWAY COURT smrrr VACATION P£R 
1HJS DOCUIJ!JI7) 

LOT I ACRfAG£ \£J11JCA1. IllDUSmJAL COIJM£ROAL 

A 3.42 AC 3.42 AC 

C 0.01 AC 0.01 AC 

1 4.16 AC 4.18 AC 

2 5.68 AC 5.68 AC 

3 UU AC 1.84 AC 

4 2.30 AC 2.30 AC 

5 10.12 AC '0.12 AC 

BV 0.82 AC 

7V 0.64 AC 

• 1.18 AC 1.18 AC 

9 3.12 AC 3.12 AC 

1O 1.29 AC 1.29 AC 

" 0.62 AC 0.62 AC 

12 0.43 AC 0.43 AC 

IJV 2.30 AC 

or&l_ 0.22 AC 

roTAL 34.39 AC 3.78 AC 13.27 AC 20.90 AC 

lImE 

--~T~! 
II!I 

FUSCOE 
1I11.IR8 

6390 (ff$l>nwid,Drivo, Suil$ 170 
Son piogo,eafdornia 92122 

10la5a 554 1500 D fu~a5a 597,0335 
WWW,ful~OI> com WCNTYt.IAI' I 

/10 SCALE 

CITY OF SAN DIEGO 
VES1'INQ TENT A T1VE MAP NO. 651698 

~f'MCB..NO. 
319-810-01-00 319-810-08-00 
319-810-02-00 319-810-10-00 
319-810-03-00 319-810-11-00 
319-810-04-00 
319-810-05-00 
319-810-06-00 

~~ 
SE CORNER Of SCRIPPS POWAY 
PARKWAY AT INTERSTATE 15 

I'II!'AIED BY-
FUSCOE ENGINEERING, INC. 
6390 GREENI'.ICHDR # 170 
SAN DIEGO, CA 92122 
PH: 858.554.1500 

REVISION 8: 
REVISION 7: 
REVISION 6: 
REVISION 5: 
REVISION 4: 
REVISION 3: 
REVISION 2: 
REVISION 1: 

5-24-13 
10-23-12 
6-21-12 
3-28-12 
9-23-11 
7-14-10 

ORIGINAL DATE: 4-17-09 

ORIGINAL PID NO. 99-1027 
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zm.E 2 VARIES: REDUCED 
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Otl PAAJ<'NG STRUCTURES. 

EXISTI."G STREET TREE PROGRAM 
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(EXCLUOIN G TREES) ','AY 1I0T EXCEE024'1t1 
HEIGHT AS MEASURED FRO~I TOP OF CURB 

EXlsn:IG STREET TREES (FOR REFERENCE Q)1ly) 
REFER TO DRAW'IUGS 34691H> 

TRWlGLE . ALL 1.'ATl.JRE PlAtflWG 
(EXClUO;:'G TREES) MAY 1I0T EXCEEO 2~' ill 
HEIGHT AS MEASURED FROM TOP OF CUR!! 

LANDSCAPE PHASING DIAGRAM 

THIS DIAGRAM IS TO ASSOCIATE LANDSCAPE AREAS WITH 
CORRESPONDING BUILDING PERMITS AND DOES NOT REFER 
TO BUILDING CONSTRUCTION ORDER 

N Sudberry :Development 
The Watermark. San Diego. Californ ia 

ATTACHMENT 4 

PROPOSF I PLANT PALETIE TREES AND PALMS 
, 

,= ~,~", I c"""",,, .... ~ 

0 
1'''''''-''''''''' ., 

"''"'" I " , " 
I """'--"'""=-- I"'""""""" " I ~""",c"'"oo,, I <AARon'.ooo I ~ , M 

I """",," '"""" I"""""'" I "" 
, " ... ","" "","" ,,"',,,,"' 

LO'." ',,'" I "0'" OM 

0 1""",,= IM"""," U= 
I ' '''''''E'''' 
I""''''''' 

" I""' '''' 
(1. L""",,"""''' I '~'''"'''''''' 

\"../' I """,,"' '"'' I"'''"'' '''' 
I '~"; 

1'<' ''''''''''''''' 

(0 1'''''''''''''''''-'' I " 
l"""""""."''"'' I '~"'''' " 

I """""'~' 
~~""'"'. I ~_"' ''O''''''''' I " 

0 I' ''""'''"''''' I " 
"""-"""" I''''' I " 

1 ~"~ Go.·' I " ~ 
I"'"''''''' '',=" ,,,,,mo,,,,,, 

I " ." 

0 I""'''''''''' '''' I "" 
~o,, "'""""" I""" " " I " ." , 

I "" 
" ocun 

'''''''''''''' I " 
, ~~"""''' '''''''o I " ,0.",,,,,,,,,,,,, 
" ,.."osw m" GW :;;--

@ ,"''' ''''"'''''''' 
:;;--
:;;--"" . ., :;;--

' """,-""""" , MGOW' ~" 

I """'~" 

I"'''''' 
, ","","",OER.'N 

* 
' '''''-v 

l""'".""""""" "''' ''w 
l"""''''''''' 

,"",,"m" , 

,,,,,"uso,, ,,,,,,,o., 

PROPOSED PLANT PALETIE - SHRUBS, VINES AND GROUNDCOVER 
REFER T ENt.ARGEJ.'E/IT FOR LOCAr 011 

ACCEIrT SHRUBS 
TYPICAl SPAClIlG· VARIES 

® 
~tA.',O£'Vl..LEA Sf£C!ES 

PASSIflOAASPEClES 

PA.<:] tlfE.'ICdSSUS'~'A 

YVCCASffClES 

FOREGROOIID SHRUBS AlIO GROUI/DeOVERS 
TYPICAL SPACIIIG · 12' ·lS' C.C, 

I t~} I CU'M£A HYSSOF1rOLL.\ 

H -( MEMEROOUIS sp€ces 

ij > 
( 1.IY0000000000 SH:aE S 

~~ =~~:=~~iCfOES 
MIOGROU.\'O SHRUBS 
TYPICAl SPACII1G ·24'·30' O.C, 

, x 

)~: ~ :~:::c::o~ 
BACKGROUND SHRUBS 

TYPICAl SPACIIIG· 30' ·36' O,C, 

The Watermark 

Sheelrr.le: 

LANDSCAPE 
CONCEPT PLAN 

HT, W, FOiU.IRI.',CTlC11 

CmlTAI~ER SIZE BREAKDOWN 
l GAL·3/)'h SGAl. · 50'h 15GAL·20'f. 

~ 1) ACC£,'(Jo'aG 

COIITAJ NER SIZE BREAKDOWN 
1 GAL· 50l'. 5GAL · 30~. 15GAL ·IO'lo 

11 1~' GC n cr,·,'ERflG.l.CCEH 1FG 

COlITAI~£R S IZE BREAKDOWN 
1 GAL· 50 ¥> 5 GAL · <0 '1> 15 GAL . 10'(. 

14' 14' n (),\E/lJllO ...ccENTIfOREGACU:O.o 

1 4' 1~- SCR[EX HEOGE 

Ii Ii GCfOitEGROV~:O 

Ii I~' GC\'\OGROVl O 

li 1& ACCENTl!.liOGROVIro 

l~ II flCM1:RN G ACCENT'\.I.DGRO!,o.'.o 

COIITAJ~£R S IZE BREAKDOWN 
1 GAL · 40'1. 5 GAL · 5O Y, 15 GAL ·1 0'(. 

2~ 21 n o ,\'EF./.'IG .loCCEHTN.DG.ROIJM) 

"!a }) SCfi.£E .... H£OGe 

1) 21 ACCDlT,l,'IOGROIJlo1) 

.;"J }oI SCfI.EEII B.>.Cf.GI\CU.o 

1) n ACcr.lt1'I1IlOGRO"mo 

;.! )' SCf;.££ .... e..O\GI\CUOll 

.y )i . SCf\£ENa.>c.;GI\OU'OO 

__ 011< ____ _ 
__ Ole 

__ U ____ _ -- .., -----_." 
ClI1oII" 0... \,loy 24, 2013 
_ 10 pi 37 
IIOP, ______ _ 

05-24,20 13 
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N Sudberr!! :Development 

.. -. ~ 

' ~T :~::':';-: .. ~ , :~:' .. 

Site Pion 

; 

.'.,. / 

'; ., 
~. 

CD 
MARKET 
( 1) STORY 

OFFICE BUILDING Y 
658 PARI(J"G ST.AilS I 

+ 23 SURFACE PARKIt;;;" 

1/ 
1 / 

I 

II 

/' 

I 
I 

The Watermark, San Diego, California 

I 
I 

<: 

"'"",~. 

\ 

POTEtlTlAl.. 
fUTURE 

BUS STOP 

!:!Qill; 

SIGNS SHALL Cm~PLY WITH CITY WIDE $IGr~ 
REGULATiONS 

2. THE PROJECT SHALL COI,IPLY I'IITH REFUSE 
AND RECYClABLE l.tATERlAlS STORAGE 
REGULATIONS 

Parking 
Bldg or near Bldg Spaces 

B,C 167 
E 17 
L 62 
P 1727 

Off-Site L 68 
Off-Site A 150 

Total 2191 
Note: Off-Site parking prOVided at 
existing parking structures of Site 
Area B 

SITE AREA 'A' 

\ \ 
\ 

\ ' 
\ 

\\, \ 

\ ' 
, \,' 
,\\ 

" \ 

.. -
Refuse and Recyclable Material Storage Area 

Building # SF 
Minimum Minimum Minimum 

Refuse SF Recycle SF Total SF 
A 10,000 24 24 48 
B 8,456 24 24 48 
C 32,000 96 96 192 
D 4,335 12 12 24 
E 18,080 48 48 96 
F 23,547 48 48 96 
G 24,609 48 48 96 
H 78,917 192 192 384 
J 64389 144 144 244 
K 22,938 48 48 96 
L 90,540 192 192 384 
M 186,680 384 384 768 
N 38,302 96 96 192 

Total 64927 1356 1356 2668 
Provided 2400 2400 4800 

ProJe<tH.lme: 

~ ____________ A~TTA1HMENT4 
LEGEND 

o 

(usmc; PR()j>[P.lY 1I~ 

J..{C(S'S'SlEP,I,THOf 
TRA',n 

PAlmo D:RrCoo:m. 
TrWTt: 1JJ..'li(~,'GS 

[1JEf'W;<;( VOf{ l£ rRE LJ);E 24' 
~' O( ImvL/V 
fiCi[ w.( cURSS PAitnED R(D 'filTH 
~. H:C~ ... HIT S100LEJ) LETTERS 
liEAD.'lG 1:0 P;'W;C - n~[ u.';C. 
All[RI~TI' IG ,1,1 30' SPJ,t) /;'G. 

\1S!8 'U1Y AR[A TRW:GL£ PER 
SOMe 113.0273. 
25' SIDES FOR STREETS 
10' ~,JDES FOR DRIVEWAYS 
I/O OBSTAC LES HiGHER THAN 36" 
ALWo'I'ED III VlS18IUTY AREAS, 

I<EYN OTESO 
NOT USED 

2. EXISTING ROPERlY UIIE 

3, 10' SOBACK, SIDES AlID REAR 

10' SOBACK, rRONTjSTR[[1 SID£S 

5 EASWENT LINE 

6, NOT USED 

7 LH.ms or PROJECT 

REFUSE & RECYCLING AREA. J5'X 12'X14 'HIGH 
SHARED LOADING & UNLOADING AREA. 

9. SIDEWALKS 

10. SREEl STRIPING 

II. BICYCLE PARKING 

12. INFORMATION KIOSK FOR TRANSIT USE, CAR 
POOL, AIIO OTHER FORMS or RIDE SHARING 

13. AFTER HOURS LOADI NG AREAS 

DISABLED ACCESS 
I. PR:VA'?T UHRA ... ns 10 emD'ms ""U EE fUllY 

....... ;oCJ..Pf'ED ,l,(CESS!BtL 
J.lC.(5S.<6lE E1iTRA.·lC.[S 'illl BE PRO'/OCD .ITH 5.(.16 'illlH 
lH[ ~rrUlN.~nw~ S"fVOOl Of ,I,({[S9BUn. 

:2 R'"6~l~ SHALl 1101 . [VCaD r III H~T ,10.1 1:2 "'A~I!.'l1U 

J. AU. WJ1J(S ,1..';0 s.cr'ttJU:S 1C(ES9Btr TO we: H).,';1>:0J>1'£D 
~H'-o!..l HWE A CO:IID<OOJS (OVVO/l SlJRf1C(' ~;OT 
ImEFlfWPiEO 6Y S1£FS OR IERuPl (H,I,.\"(,(s 111 LIVEl 
O:C£!D,';G r h'lD SHl,lL BE:,Io, II'No.VUU Of J.6 l'ICll£S 111 
'A'.OTH 

~ . AU.. (XT[R.QR TRJJTIC (P£D£STRl'." ~tJ/Of/. HHC1AAA) 
SURfAUS StWl. KAY[ ,I.. SIlP-R£StS T~rr n :.;,SH fOR THE 
Sl-fTIY Of THE PHIS.OI..n [6I..BL[O. THE COCfnoOIl or S1.J' 
R(SIST,Io,"I~E SWil OC 0.«1 ...... uuu. 1>.80 ON RAVPS. TH( 
SlP R[S!ST .... ·II n!'i1SH ~ FlEW.'S }s R£OOR£O 
IRR(Sf>tCTM:Ofmffl.'.\$Hco.r.n'IG 

5, SVRf.l.(E CROSS Sl/JP(S ~tJ SLOPES 1,'1 }J(r O:RECTIO.'l ~ I 
PI-I\',(t'+'; SFJ.I;ES rOR PIffS'OilY OiS48t£O sw.u "OT o;e[EO 
r POI rOOT. 

6. AU. GUI.'lDPAtS/HA·:oRIJI.5 S/iIU CO~;fO~.\j TO ] ' -6 ' HOi. 
W l)'.:JJffiR STEEL PO,p( Ciw..'<OR.l.t VlTIH 1f J.u:W\.N STUl 
HA'jORA.'l AT 5T,Io,'R S>Df 0 34' l'AX ,l.EO.'E 5TA'R N05'm. 
~tZ(lf!,I.l " fT[RV[OIAT!S AT CiUJ.FOAA\. 0 ~' O.C • .IIA)UVIJU. 
EXlOOD H,I.,';[)RA\ 23' PAST ~;()S!I;Ci AT TOP A.';o oonou or 
STA.'R. 

7. 1H[SE PlJ.' ;S w.~'[ 8([J1 ~.5.'CIIED TO 1.:;0 J.Rt. ~'I 
SU6SWrTW. co' .. rOf'W.. .. C[ "tilTH ,Ill J.lJ..'i!)"rED COQ(S ~';O 
CRow.'ICES FCi'l 01$.18.£0 ..cC£SS, (~ S!Q t ~ 01 eorforn'o 
Title 24. 'k~;c~ Jkll«d Stond<vd JI)t 1!<.i'4"9 QI",d Focl"ws 
~;~:1 k{.n tl gnQ' lI!o»lt~ IQr P¥-;(a\'y Ho'.<f(a~ 

S. AU. AAVP$ .... \"0 Sr ..... .,MYS TO co:,rO!lU TO cae D11J'ITR 11. 

Mey 24, 2013 

Jvly 17,2012 

Mor(h 28, 2012 

The Watermark Sept em be r 23, 2011 

Jvly 14,20 10 

Ap ril 17, 2009 
Orig·,.olDo,. : 

Site Plan 14 37 
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N Sudberry :Development Accessibility / Pedestrian Walkways 
The Watermark, San Diego, Ca li fornia 
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SITE AREA 'A' 

SITE AREA '8' 

Pl'qed l j,1fre : 

~~ ________ ~ATT~HMENT4 
LEGEND 

D 
D 

IaXSSSl£ PATH Of 
T1WIl 

PEOCSTR1AJ1 STRm / 
fiR[ .l£C£SS 

PEOCSTRWl CROSSINGS 

* BUIlD'.NG DlTfWiC£S 

KEYNOTESO 

1 NOT USED 

2 PROPERlY UNE 

3 10' SETBACK, SlOES ANO REAR 

4 ZERO SETRIi,CK, FRONT / STREET SIDE 

5 EASEMENT LINE 

6 NOT USED 

7 UI,tITS OF PROJECT 

8 REFUSE AND RECYCurlG AREA 

DISABLED ACCESS 

I. ~V.Alff DlTPJ..! :CCS TO BU:LDIK;S \lU 8[ rw y 
twID:CI.Pf'EO .u:CB9Bl£ . 
/.tCCSS'fllf DITAA.'lC£S "Hi B£ PR{l'o'.orn \11TH S!GIlS'II1IH 
THE PflERNAWw.. SH/9CX. Of .u:CESSWTY, 

2. ~~SHOLDS SWU ':OT o:cao r ... ! HOGIfT AT 1:2 LlA.'( I'M/ 

J. loll \I'AI..KS #."0 S!)['o\·-.u<s ,I£CESSlSLE TO THE HA.'.OCJ.PPEO 
9{.I.11 K,l,V[ ~ co~m';1JOIJS COVVO:! S'.}l\f,l.([, IIOT 
1!(lUlRUPT(D 8"( Sl[PS OR I8<UPT cw..·.~ES III LEVU 
~5~.0:r.; r ,I,.'iD sw..u. B£ ~ IJlS1V\JU Of J6 I.';CH(S IN 

4, All EXTUOOR JRI.ffiC (Ft:OCSTRV-.!1 k'lO/OR \{HCtAA~) 
SURfACES SWJ..l K,l,'I[ A SlJ'-RrSlSTAlIT n~,S>i f"OR 1~ 
SIJVY Of Tl1[ PH"fStOUY OI>I8.!D, TIl( COUfl';:!£UT Of SUf' 
nISlSTk'IC[ SHAJ...l 8[ O.to V..:.' VUU, 0,80 0', fWlF-S , ni[ 
!iJP RE:5ISTk'(f F1!loSH SW.J.l REW.'N loS REOU$[O 
IRRESP[CTM:Ofh·('(Fn.sHC~n,o.'{; . 

5. SVRfACt CROSS StOPfS A.'IJ StOP£S II ~r( O:R[CTlOtr II! 
PA.<rI(j~.'(; SP,I.([S FOfI PHYS-o.u.y OiYBI.tO 9WJ. 1m EXCEED 
j'f'[RfOOT, 

6. loll G~\.5/rw .. O!WLS ~ CQ.'1fQR1.l TO J'-6" H:CH, 

I£.~~orf s'W:Jf::; DGUfl~i. l\~,~j~~]~~,~Im 
HOR\ZcmAl 1'(flJNfD'AITS AT GU/JiDR,I,\. 0 S' O.C. LlA'(lVU~'

~~~D H,A,\1)fU.'I. 23" P.I.S'I IIOSlNG AT TOP " '€J OOTICiU Of 

7. niEs( PlA.'OS ...... '1[ BEEN DfSt,';!:o TO k'iD A~ ~I 
SOO$TA.'/'TlI-t COSfQfilJ).J:C[ \llni All 1J}}."Oo\TrO toQ[S A.:m 
000.':;1.;'1<[5 fOR 0i5'&£D I-J;C(SS- (S« Stole 01 Co'Jorll~ 
Tille N, 'kr~;COl1 1I ~~rol S!()I"40rd lor &ilf"9 OM fO(~fts 
~~~:j ,l.,;cm.it!' ·'1 end U!otolty l or f'tr,.v.oly H.),.,,:reo~ 

8. ,til. RJ,)JPS 1-:10 STA'fo'A'A)"S TO CO,.;fORV TO cae cw..PTtR I I. 

Rt">iIlanOS: 

RtYilJoDO): 

h\Dy 24, 2013 

July 17.2012 

.March 28, 20 12 

The Wate rmark Seplembfl" 23, 20 11 

My 14,2010 

ApIiJ 17. 2009 S~~: 

Accessibility/Pedestrian .... , _-'1-"6'---..oL----'3u7~ 
DtP, _______ _ 



L 

ATTKqHMENT 4 

GRAPHIC PANElS ALUMINUM FRAU ED ~NDO\'VS .---------- Pru~DCo~nE 

CORNICE AND MOLDING WALL FINISH UGHT DASHED PLASTER ,----- GREEN SCREENS 

w 

~ 
~ 

~ ~ '0 

~ ~ I 

~ ~ 
~ 
0 

~~~~'518'_O, ~~-- E- ~-- ~=-~-, --~~ .. ~~ 

~ +516'-0' (P~OSEO GRAIl£) 

+500'- 0· 
~ (E.STI NC CIlAll£) 

THEATER - BUILDING 'H' 

West Elevation 

,---- - -- WALL FINISH LIGHT DASHED PLASTER 

,------- WOOD LOUVER CANOPy 

~--- ALUMINUM FRAME W NOOW 

ALUMINUM STOREFRONT 

TEXAS SHELLSTONE 

West Elevation - Building lEI 

N Sudberr!l :Development 

(PRa'OSEO GRAIl£) 
PARKING STRUCTURE 'p' 

t 510'-O~ 

(E. STIlIC GRAIl£) 

West Elevation - Building ILl 

I I 

Site - West Elevation 

Exterior Elevations 
The W atermark, San Diego, California 

,----- AlUMINUM FRAME WNOOWS 

PAINTED PLASTER 

STACKED STONE 

Project Ilome: 

The Watermark 

Shel!!t Title: 

ExterIor Elevations 

It' u' fl' 

30 

Moy24,201 3 

July 17,20 12 

Morch 28, 201 2 

September 23, 20 11 

July 14, 20 10 

Aptil1 7:2009 

Q! 37 

"'' '----- --



~-------- AlUJAINUM FRAME BAY WINDOW r------ TEXAS SHEllSTONE ,----- CLAY TI.£ ROOF 

,---- ---- TEXAS SHEll STONE WOOD lOlNERS ~--- FASRICA'M-IINGS 

,------ PlASTER METAl.. CANOPy eRJCK VENEER 

SMOOTH PLASTER 

.. , 

.j 

North Elevation 

.---------- --- FABRICA""""INGS 

~----------- EPS CORNICEANQ MOLDING ,------- FABRIC AIM'-lINGS 

METAL CANOPY .----- LIGHT DASHED PLASTER 

I 

East Elevation 

N Sudberrll :Development Exterior Elevations 
The Watermark, San Diego, California 

L 

r-------- ----- METAl l O!NER 

~----------- WOODTRELUS 

,---- - ------ TEXAS SHEllSTONE 

,----- --- V\QDO LOUVER CANOPy 

,------------------ SMOOTH AGED PLASTER 

~----------- PLASTER 

TEXAS SHELLsrONE 

Projtd Nome: 

The Watermark 

Shee t TIlle: 

ExterIor ElevatIons 

~ • • ;, Ion 01 1 

O , lg 'r.oI OoII-: 

31 

ATT AefMENT 4 

/<N;Jy 24. 2013 

July 17,2012 

t.\clfCh 28, 20 12 

Sepl t! mber 23, 201 1 

July 1~. 20 10 

Aplil 17. 2009 

o f 37 
ou, _ _____ _ _ 
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METAl ROOf STANDING SEAM ---------------, ~--- FABRIC AWNINGS 

EPS CORNice ANO MOLDING ------------ LIGHT DASHED PLASTER 

BruCK VENEER -----~ 

AGED SMOOTH PLASTER 

+526'- 0· 
~ (EXISnJlG GRI,[)E) I 

(PROPOSED GRADEr- -r------------------. 
SU:LDliG 'u' ,j<"==~~~~~ B\JI.OJJlG'S' 

South Elevation 

GREEN SCREENS ----- METALF I NIAl ----------~ 

PAINTED CONCRETE 

SMOOTH PLASTER ---------, 
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ATIACHMENT 5 

I. OVERVIEW 

A. Introduction 
The Watennark Planned Development Pennit and accompanying Design Guidelines supplants a 
portion of the Medlmpact Corporate Headquarters Conditional Use Pennit/Planned Industrial 
Development Pennit No. 99-1027 (CUP No. 174323/PDP No. 174234 Extension of Time) 
located at the southwest comer ofInterstate 15 (1-15) and Scripps Poway Parkway. The 
Watennark project site is located in the Miramar Ranch North community and identified in the 
community plan as the Mercy Site. The Watennark project involves a mixed-use development 
comprised of commercial office space, commercial retail space, a movie theater, and a 130-room 
hotel on 22.42 acres. The remaining 11.97 acres will retain the Medlmpact corporate 
headqualiers as previously approved. 

A portion of the project site has been approved for two corporate office buildings to be 
developed as the new corporate headquarters for Medlmpact. The first of the two buildings 
(approximately 155,000 square feet) and parking structure have been constructed on Lot 1 of the 
Watennark site (PTS Nos. 142387, 179355, and 151632) and Lot 2 is proposed as a second 
office building of 175,720 square feet and parking approved by SCR 161244, not yet 
constructed. The Planned Development Pennit implements the goals of the existing plan for the 
site as a regional commercial center comprised of corporate and multi-tenant office while 
providing flexibility to phase-in additional regional retail uses based upon market demand. 

The Planned Development Pennit, CUP, and City of San Diego Land Development Code will set 
the specific requirements for the planning and review of subsequent applications for 
development projects. These requirements are organized into the following four sections: 

Site Development Guidelines: Defines site requirements, land use, deviations, and 
flexibility. 
Architectural Design Guidelines: Establishes building design objectives and standards. 
Landscape Design Guidelines: Establishes objectives and a conceptual landscape plan. 
Design Review Process Implementation: Establishes procedures for processing 
subsequent project applications and the phasing of transportation improvements. 

The Vesting Tentative Map (VTM) and Planned Development Pelmit exhibits, including all 
notes and conditions, shall further control the implementation of the Watennark project and are 
adopted as part this Master Plan. 

B. Goals and Objectives 
The purpose of the Design Guidelines is to more accurately define the site as a regional asset by 
redesignating the land use from Industrial/Business Park to Regional Commercial/Residential 
Prohibited in the Miramar Ranch North Community Plan. The approval will also rezone a 
pOliion ofthe propeliy from IP-2-1 to CR-2-1 (residential prohibited) to provide the flexibility 
for both commercial office and retail development. In addition, this action implements the 
vacation of Scripps Gateway Court and the subdivision ofland to create several additional, 
smaller lots. The following are the more detailed project objectives: 
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II Create a coherent and signature design statement at this community gateway to Miramar 
Ranch North 

II Provide flexibility in the allocation of commercial office and retail development based 
upon market conditions 

II Develop design guidelines to implement the Community Plan's vision 
III Provide quasi-public space for community use 
II Propose retail uses currently unavailable in the surrounding market area 

C. History 
The development of the Medlmpact Corporate Headquarters is located on one of two lots - the 
Mercy site - in the Miramar Ranch North Community Planning Area designated as industrial 
and/or business park. The City Council first approved the site for industrial development on 
September 29, 1998 as part ofthe larger Scripps Gateway project. That original approval 
granted permission to develop a total of approximately 242 acres in a mix of uses, which 
included the subject site of approximately 34 acres comprised of six developable lots. 

The original Planned Industrial Development permit (PTS No. 57714) was subsequently 
amended on November 28,2001 to grant permission to MedImpact to construct seven buildings 
for use as office, employee training, a cafeteria, exercise facility and child daycare facility (for 
employee use only) for a total of 658,456 square feet. Public improvements and mass grading 
were performed to prepare the site, and the site was "as-built" on March 6,2002 (PTS No. 
179355). A 36-month extension oftime was approved on March 2,2005. A grading permit was 
issued in early 2008 for work on Lot 1; this action constituted utilization of the permit and vested 
its development rights. A building pennit was issued in late 2008 (PTS No. 151632) for the first 
office building, with construction of the first Medlmpact office building and parking garage now 
complete. The City Development Services Depatiment approved a Substantial Conformance 
Review (PTS No. 161244) for the second office building in April 2009 but is not yet constructed. 

D. Proposed Planned Development Permit 
The Watermark Planned Development Pelmit of 22.42 acres, with accompanying General Plan 
and Community Plan Amendment, Vesting Tentative Map, Rezoning and Conditional Use 
Permit, will amend a portion of the existing Conditional Use Permit/Planned Industrial 
Development Permit (CUP/PID) No. 99-1027 by providing the ability to add commercial retail 
uses to serve the surrounding community and region. The project includes approval of a 
Conditional Use Permit for a movie theater. 

II. SITE DEVELOPMENT GUIDELINES 

A. Site Characteristics 
The site is complised of three primary development pads of different elevations separated by 
slopes and/or retaining walls. The lack of a flat site, due to geologic conditions, creates design 
challenges for the internal connectivity of the pedestrian and street network. To implement a 
higher intensity project, the existing public street will be vacated and replaced with a private 
street along the same alignment to provide greater capacity to serve an increase in on-site traffic. 
To improve access to and within the site, a right-inltight-out private street from eastbound 
Scripps Poway Parkway will also be implemented. The northern and eastern pads are located 

Page 12 



ATIACHMENTS 

above the public right-of-way, with the majority of the frontage landscaped in accordance with 
the existing Planned Development Permit. 

The first two phases ofthe Medlmpact Corporate Headquarters proceeded in substantial 
conformance with CUP /PID No. 99-1027. Located on the southern portion of the site, two Class 
A office buildings of 148,554 and 175,720 square feet (for a total of 324,274 square feet) are 
scheduled for occupancy in 2010 - 2014. Designed to achieve a LEED® Gold rating, these office 
and ancillary buildings are served by two parking structures located directly south of the 
buildings. Additional development will be served by both surface and structured parking, with 
the amount of structured parking proportional to the increase in the intensity of commercial 
office and retail uses. Shared parking is provided at the project level and therefore is not 
allocated to specific parcels and buildings. 

B. Subdivision of the Property 
The existing site configuration of nine lots will be reconfigured to 15 lots that include below and 
above grade vertical lots (see the Watermark VTM Sheet 3). The proposal maintains Lots A and 
C as open space/landscape areas, which were established as part of the original approvals, with 
shared maintenance responsibilities. The additional lots provide flexibility to implement a 
variety of configurations of mixed-use concepts, including those located above and below grade. 

C. Street Vacation 
The vacation of Scripps Gateway Court is included as a companion item to the processing of the 
entitlements for the Watennark project. The street vacation will maintain internal circulation 
consistent with the existing project; this approach allows the street vacation to be implemented 
independent of approval and construction of Watelmark. 

Additionally, the street vacation provides the ability to implement a street design that increases 
on-site capacity and traffic flow and removes maintenance of the street and accompanying public 
utilities from public responsibility, thereby creating a positive benefit to the City's General Fund 
budget. 

D. Zoning 
Lots 1 and 2, and Lots A and C, will remain zoned IP-2-1. The purpose of the IP (Industrial 
Park) zone is to provide for high quality science and business park development. The property 
development standards of this zone are intended to create a campus-like environment 
characterized by comprehensive site design and substantial landscaping. Restrictions on 
pennitted uses and signs are provided to minimize commercial influence. Specifically, the IP-2-
1 allows a mix of light industrial and office uses. This zone prohibits most retail uses except for 
those that provide support to workers within the employment district. 

The Watermark rezones the remaining undeveloped lots (those other than the lots occupied by 
MedImpact I and II and Open Space lots A and C) to the CR-2-1 zoning designation. The 
purpose of the CR (Commercial Regional) zone is to provide areas for a broad mix of 
business/professional office, commercial service, retail, wholesale, and limited manufacturing 
uses. The CR zones are intended to accommodate large-scale developments. Property within 
these zones will be primarily located along major streets, primary arterials, and major public 
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transportation lines. Specifically, the CR-2-1 allows regional serving commercial and limited 
industrial uses with an auto orientation but no residential use. 

ATTACHMENT 5 

All uses envisioned for commercial office and retail in the IP-2-1 and CR-2-1 zones are allowed 
by the underlying zoning designations. A Conditional Use Permit (CUP) has been processed as a 
consolidated action to allow the development of a theater on a portion of the project zoned CR-2-
1. 

A deviation for structure height for various buildings in the CR-2-1 zone (from the allowed 60 
foot maximum height to between 85 and 103 feet) has been identified to allow implementation of 
the structure heights, to allow for architectural elements, and to accommodate height of the 
parking structure and its shade/canopy elements. (Deviations for the project are described in 
greater detail in Sections II. E. and III. B., below.) 

All other development regulations for the underlying zone shall apply to the project. The project 
is subject to the provisions of the City of San Diego Land Development Code for conformance 
with all applicable development regulations unless otherwise identified in the Planned 
Development Permit. In the event of a conflict between this permit and the Land Development 
Code, the provisions of the permit shall apply. 

E. Deviations 
The project requires height deviations for development within the CR-2-1 zone. The purpose of 
these deviations is to allow for Class A office space approved under the existing Planned 
Industrial Pelmit, to allow for design and architectural elements, and to accommodate the 
parking garage. 

A deviation for structure height on the plaza enables the development of a landmark architectural 
feature, such as a clock tower, bell tower, or other architectural features to designate the gateway 
to the community. This will assist in achieving an objective ofthe Community Plan to develop 
the Mercy Interchange area as an attractive gateway to the community. Such a feature will 
provide a visible landmark to I-IS travelers, as well as persons entering Miramar Ranch North. 
A deviation for height will also allow for the construction of a parking garage to accommodate 
parking needs for the project. This will reduce land required for surface parking, providing for 
more public amenity open space. 

A summary of the deviations for maximum allowable height is listed in the following table. 
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TABLE 1 
Watermark - Maximum Structure Height 

Zone CR-2-1 
Building Allowed Height Max. Structure Max. Height Deviation 

Height Architectural 
Features 

Building A 60 feet 60 feet 60 feet o feet 
Building B 60 feet 60 feet 60 feet o feet 

Building C (Market) 60 feet 60 feet 70 feet 10 feet 
Building D 60 feet 60 feet 60 feet o feet 
Building E 60 feet 70 feet 70 feet 10 feet 
Building F 60 feet 70 feet 70 feet 10 feet 
Building G 60 feet 70 feet 70 feet 10 feet 
Building H 60 feet 85 feet 100 feet 40 feet 
(Theater) 
Building J 60 feet 60 feet 60 feet o feet 
Building K 60 feet 60 feet 85 feet 25 feet 

Building L (Hotel) 60 feet 85 feet 100 feet 40 feet 
Building M (Office) 60 feet 95 feet 103 feet 43 feet 

Building N 60 feet 60 feet 60 feet o feet 
Building P (Garage) 60 feet 85 feet 100 feet 40 feet 
Note: the elevations are conceptual and the heights of the buildings will vary but will not exceed the height indicated 
in Table 1. 

As previously stated, the project requires height deviations to realize the vision for Watelmark. 
The project includes five architectural feahlres that are complimentary to the project's 
architecture and the architecture of the existing Medlmpact office buildings. The five features 
will be located on the hotel, the market, the theater, in the plaza gathering space, and on the 
garage. Consistent with the architectural theme set for the project, the architectural features 
could include a clock tower or bell tower in the plaza gathering space. 

These five architectural features cause the need for deviations to the height requirements in the 
CR-2-1 zone. The CR-2-1 zone allows a maximum structure height of60 feet. Table 1 
summarizes the five height deviations. These deviations are justified because the architectural 
features offer vertical relief to building fa<;ades; create focal points around the project for both 
pedestrians and passing vehicles; provide the project with interesting and identifying features; 
and act as wayfinders, allowing pedestrian and motorists to easily find their destinations. 
Additionally, the architectural elements will be lower than the height of the tallest MedImpact 
office building, which is 112 feet in height. 

The project also includes a deviation for the parking garage. When including the height of the 
canopy/shade structure that will occur on the top level of the parking garage, the height of the 
parking garage will be 85 feet. To articulate the garage, a comer feature may be included, which 
would be accommodated within the 100 feet maximum height for the parking garage. This 
deviation is justified, because the parking garage reduces the amount of land required for surface 
parking and creates more public amenity open space. The parking garage has been carefully 
situated against the freeway to shield the public spaces from freeway noise. In addition, the 
perceived size of the parking garage is dramatically reduced due to the elevational differences of 
the adjacent freeway (at elevation of approximately 540 feet) and the first floor ofthe parking 
garage (at elevation of approximately 518 feet). The parking structure will set 22 feet lower than 
the freeway elevation. 
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III. ARCHITECTURAL DESIGN GUIDELINES 

A. Proposed Characteristics 
A project objective ofthe Watermark is to create a coherent and signature design statement at 
this community gateway to Miramar Ranch North. The purpose of the Architectural Design 
Guidelines is to maintain the high level of architectural quality established with the existing 
Medlmpact campus by developing a complimentary architectural vocabulary for the retail 
project, which will unify the multiple buildings on the site, maintain a level of design quality in 
making the project aesthetically pleasing, and enhance the area in which the project is located. 
The developer will review and approve the design of all buildings and structures in order to 
achieve these goals. 

Figure 1. Existing Medlmpact Building One 

The implementation of an architectural vision is achieved through the development of design 
guidelines that address fOlm, colors and materials for the future commercial office and retail 
components of the project in a manner which, while they may not be the same, is compatible 
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with the architecture ofthe existing commercial office campus. Comprehensive landscape, 
internal streetscape, and lighting plans are also of significant importance in creating a unified 
project and will also be reviewed by the developer to ensure conformance with the established 
design aesthetic. 

Exhibit "A" of the Planned Development Permit includes Design Guidelines utilizing a Kit of 
Parts that has been developed to be used in whole or in combination to achieve the intended 
ambiance and character of the project. In any multiple building project, there are elements that 
are common amongst the buildings which create a unified architectural character within the 
project. Included in these elements would be various types of building massing and articulation, 
forms and materials of entries, windows, awnings and other architectural treatments. The use of 
similar, but not identical, elements on multiple buildings creates a unified character within the 
project. Each new building should incorporate a sufficient number of architectural elements so 
as to reflect the Watermark design character. Buildings should employ staggered setbacks, 
varied building heights, widths, shapes, orientations, colors, and materials. 
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A variety of architectural elements have been identified in the Kit of Parts to achieve a lasting 
and high quality design for the Watermark. To provide visual interest to the roofiine, building 
heights should be varied with roof materials that include metal and clay tile as examples of a 
high quality finish. Horizontal rooflines should be further detailed with cornices and molding 
that embellishes the top of the building. All roof mounted equipment, apparatus and vents shall 
be architecturally screened from view and painted for compatibility with the roof color. 

Metal and fabric canopies and wood trellises provide additional building articulation, as well as 
shade and opportunities for enhanced landscaping. Stucco siding shall be enhanced by the use of 
a variety of accent materials, including metal, wood, brick and stone veneer. Precast concrete 
elements for base and vertical building elements represent durable and long-lasting construction 
materials while providing relief from the building wall. 

As shown in Table 1, Watermark - Maximum Structure Height, the project includes design 
elements and structure heights that exceed the height requirements of the CR-2-I zone. The 
allowable maximum structure height in the CR-2-I zone is 60 feet. In order to allow for the 
architectural design elements and building height of the parking structure, a deviation to the 
height requirements of the CR -2-1 zone has been processed concurrent with these Design 
Guidelines and other project approvals. 

The Watermark project will feature architectural elements that are complimentary to the project's 
design, as well as the architecture of the MedImpact office buildings. The project's architectural 
elements are intended to provide interesting and identifiable features, which will allow 
pedestrians and the motoring public to easily find their destinations. 

Architectural features will be located on the hotel, the market, the theater, in the plaza gathering 
space, and on the garage. The architectural features follow the architectural theme set for the 
project and may include a clock tower or bell tower in the plaza open are to function as a way
finder for community events. Other architectural features will provide vertical relief to the 
fayades and will create focal points around the project for both pedestrians and passing vehicles. 

In order to reduce land required for surface parking and to create more public amenity open 
space, the project includes a parking garage, which has been carefully situated against the 
freeway to shield the project's interior public spaces from freeway noise. The parking structure 
will be 25 feet above the height limit of 60 feet allowed in the CR-2-I zone. The additional 
height of the canopy/shade structures and architectural features on the top level of the parking 
garage results in a structure height of 100 feet. 

B. Pedestrian Circulation 
Pedestrian access to the Watermark project will be from the public sidewalks on both sides of 
Scripps Highlands Drive to the signalized main entrance and via a sidewalk on the west side of 
Scripps Highlands Drive to the market building. Pedestrians utilizing mass transit from the 
future bus stop on Scripps Poway Parkway will enter at this location, as well. On the western 
edge of the propeliy, there is the existing 1-15 bike path. On the nOlihern edge, there are 
sidewalks along both sides of Scripps Poway Parkway. Due to the existing grade difference 
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between the Watermark site and Scripps Poway Parkway, which results in a 12 percent vehicular 
ramp entrance, it is infeasible to provide pedestrian access along this street. (See Pedestrian 
Circulation Plan below.) 

Internal pedestrian circulation has been generously accommodated throughout the Watermark 
project. From the public sidewalk connections, there are numerous pedestrian paths of travel to 
facilitate experiencing the project. Many of these lead to the pedestrian heart of the project 
where people are able to wander freely throughout the main plaza and pedestrians only 
street, experiencing the landscape, water features and many other site amenities, while at the 
same time enjoying the multitude of shopping and dining opportunities that the Watermark 
project will offer." 

C. Lighting 
Lighting, along with landscaping, provides a unifying theme to the entire project site and is 
critical to the success of any project. Properly designed, lighting will create an exciting retail 
environment, one where people will want to spend time and shop. To ensure the success of the 
lighting the Developer applies a variety of standards and uses high quality, energy efficient 
fixtures. The following are examples: 

Lighting Design Criteria 
1. Lighting shall conform to all City of San Diego and California Title 24 requirements. 
2. Exterior lighting shall be architecturally integrated with the character ofthe adjacent 

structures, be appropriate in scale, height and intensity for the use. 
3. Exterior lighting shall not blink, flash or be of unusually high intensity or brightness. 
4. Lighting shall be directed away from residential or light sensitive areas. 

Parking Lot Lighting 
1. Uniformity of lighting in parking areas is prefened to enhance security and visibility. 
2. Parking lot lighting shall have cut-off shielding when adjacent to other properties Istreets. 
3. Parking lot light fixtures shall be complimentary with the character of the buildings and 

other building lighting. 

Public Space Lighting 
1. Pedestrian areas shall be illuminated such that pathways are highlighted. 
2. Public space lighting shall promote pedestrian use, both in appearance and security. 
3. Public space lighting may be accomplished through the use of pole top fixtures, post top 

fixtures, bollard lighting, building mounted fixtures, ground mounted fixtures or any 
combination thereof. 

Landscape Accent Lighting 
1. Landscape lighting shall be located such that glare is minimized for vehicular and 

pedestrian traffic. 
2. Landscape lighting shall enhance the landscape areas as appropriate for the project. 
3. Landscape light fixtures may be mounted in grade, above grade or on trees. 
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Figure 4. Examples of Lighting Fixtures 

D. Signage 
The sign program shall confolID to the City of San Diego Land Development Code Sign 
Regulations, or a Comprehensive Sign Program will be prepared and processed through the City 
of San Diego. Submittal of sign plans will be processed as individual buildings are phased for 
construction. All shall be reviewed by the developer for compatibility and consistency with the 
Architectural Design Guidelines. 

The intent of the sign program is to provide the guidelines necessary to achieve a visually 
coordinated, balanced and appealing retail environment, where the signage is complimentary to 
the architecture. In addition to the required City review process, the developer has its own 
rigorous internal review process. This begins with a very specific criterion for the types of signs, 
materials, construction and illumination that will be permitted, and culminates in the tenant 
submitting their proposed signage to the Developer for review and comment. It is not unusual 
for several cycles to be needed prior to the Tenant securing approval. For conceptual purposes 
only, examples of the sign criteria are as follows: 
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General Sign Construction Requirements 
1. Painted surfaces shall have a satin finish. Only paint containing acrylic polyurethane 

products may be used. 

ATTACHMENT 5 

2. All sign fabrication shall be of excellent quality. All logo images and type styles shall be 
accurately reproduced. The Developer reserves the right to reject any fabrication work 
deemed to be below standard. 

3. Signs must be made of durable, rust inhibiting materials that are appropriate and 
complimentary to the building. 

4. Finished surfaces of metal shall be free of oil canning and warping. All sign finishes 
shall be free from dust, orange peel, drips and runs, and shall have a uniform surface 
conforming to the highest standards of the industry. 

5. Exposed raceways are not permitted unless they are incorporated into the overall sign 
design. 

6. Exposed junction boxes, lamps, tubing or neon crossovers of any type are not permitted. 
7. Signs painted directly on a building surface will not be permitted. 
8. There shall be no signs that are flashing, moving or audible. 
9. Billboard signs are not permitted. 

Approvable Types of Sign age (see Figure 5) 
L Acrylic face channel letters (see photo 1) 
2. Through face and halo channel letters (see photo 2) 
3. Reverse pan channel letters (see photo 3) 
4. Open pan channel letters, only in an artistic letter style / font (see photo 4) 
5. Push through letters and logos in aluminum cabinets (see photo 5) 
6. Flat cut out dimensional shapes and accents (see photo 6) 
7. Exposed skeleton neon accents (see photo 7) 
8. Logo modules to be clouded - contoured copy (see photo 8) 
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Photo 1 

Photo 5 

Figure 5. Samples of Signage 

IV. LANDSCAPE DESIGN GUIDELINES 

A. Landscape Characteristics 
Complementary to its natural topography, the Watermark is influenced by the classical 
Mediterranean style. Fitting perfectly with the San Diego climate, visitors will be encourage,d to 
stroll throughout the open garden setting. Smaller gatheling areas and intimate seating nodes are 
contrasted by vast, open lawns that can easily accommodate large events and community 
interaction. The change in elevation is addressed with decorative stairs reminiscent of the grand 
stairways of Europe. Serving as a means of dealing with elevation differences unique to the 
project, these steps also allow informal event seating and small group gathering. The "heart" of 
the project will be the grand lawn and oversized water feature. Providing a natural gathering 
space, the water feature will be an iconic element exclusive to the project. With its interactive 
water displays and informal water gardens, this area will become the center of the project and 
support the overall theme. Visitors strolling through the garden-like atmosphere will be able to 
enjoy small dining patios, romantic water features and children's play areas, all reinforcing the 
project theme as well as supporting the active Southern California lifestyle. 
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ATTACHMENT 5 

This landscape design concept for the Watermark project was conceived with the broader project 
vision and requirements of the City of San Diego Land Development Code in mind. Invasive 
material will be avoided and the use of indigenous and native material will be integrated into the 
design whenever possible. To promote optimum tree growth, trees will be given a 40 (forty) 
square foot minimum dimension. Tree root barriers will be installed where trees are placed 
within 5 (five) feet of any hardscape elements. Trees will be selected based on their mature 
height and spread, the proposed use (screen, shade, or accent) and the requirements as set forth 
by the City of San Diego Land Development Code. 

The Watermark Conceptual Landscape Plan (Figure 6) features the use of drought-tolerant, non
invasive plant material. Planting is intended to be a connecting device linking the various pieces 
ofthe project and design style. The Landscape Concept Plan emphasizes a garden setting, where 
plant material would be used to help define spaces, screen objectionable views, encourage 
circulation paths, highlight entry points, and provide softness and scale to the architecture. 
Evergreen, deciduous, and flowering material are proposed throughout the project. Located 
adjacent to open space slopes, the perimeter planting is a blend of native material and native 
friendly fire safe planting. 

Circulation throughout the project is accentuated with a hierarchy oflandscape treatments. 
Enhanced paving at major intersections and nodes is proposed to signify pedestrian/vehicle 
interaction areas. Vehicle nodes with small medians are proposed to help slow the traffic flow, 
as well as break up long linear drives. Street trees are proposed to define vehicle/pedestrian 
spaces and to provide shade and scale to the street scene. Entry points would be highlighted with 
decorative trellis work and enhanced plantings. 

Landscaping throughout the Watelmark site is characterized by accent planting; foreground, 
midground, and background planting; and trees and palms. Around parking areas, evergreen 
trees and shrubs would screen parking from adjacent uses and, where applicable, canopy trees 
would be provided with pelmeable paving border. Plantings along primary roadways, such as 
Scripps Poway Parkway and Scripps Highlands Road, would seek to maintain the existing street 
tree program. Enhanced plantings would be present at project entries and other primary focal 
points. Areas of special interest would have customized planting schemes, described below. 
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ATIACHMENT 5 

Project Entry 
Accent landscaping, enhanced paving, and architectural embellishments will denote the primary 
site entry off the interior private drive. (See Figure 8, Landscape Treatment at Project Entry.) 
Palm and other trees in grate planters will line the drive aisle, as well as decorative pots with 
planting and enhanced pedestlian paving oPPOliunities. Off the east side of the drive aisle, a 
pedestrian plaza will invite pedestrian access to the project site. Within this connector plaza, a 
water feature or other focal element will be present within view of the entry aisle, with access 
telTacing into the project site via grand steps. Raised planters and decorative light pole or other 
focal element will accent the enhanced paving and other hardscape elements. Roadway plantings 
will include low foreground planting, midground planting, and background/screening planting. 

RAISED PlANTER-___ .~I..J' tI(I ... i?1"': 

ACCENT 

BACKGROUND I SCR£EN-_~ 
PLANTING (TYP.) 

-~~~I-.--- PAlM IN TREE GRATE 

Figure 8. Landscape Treatment at Project Entry 

PlANTER 

ENHANCED VEHICUlAR 
PAVING OPPORTUNITY 

"------ ENftANCIED CROSSWAlK 
PAVING OPPORTUNITY 
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ATTACHMENT 5 

Public Plaza/Event Space 
Central to the Watermark project is a large plaza space designed to accommodate community 
gatherings and events. For this purpose, this space encompasses a grand lawn/event area, edged 
with paving and background planting. (See Figure 9, Landscape Treatment of Public Plaza/Event 
Space.) Seating opportunities, as well as a children's play area, water feature, focal elements, and 
thematic elements, will be located surrounding the grand lawn/event area. Opportunities for 
enhanced vehicular paving are present at points where pedestrian crosswalks intersect interior 
drive aisle. Landscaping will include accent planting along the drive aisle, and foreground, 
midground, and background planting surrounding the grand lawn/event area. 

GRA'IDLAWH 
EVENT AREA 

WATER ,~,v~, ____ 

THEt.lAnCElE",,""~ 

CHILORErrs PlAY 

FOCAL 

POlE ELEMENT 

MIOGROI.Jf/O PlMmIlG~ 

(TYP.) 

ElEUENT 

P.\VlNG OPPORTUNITY 

_~...;--_~-:SEATI"GOPPORTUmTY 

Figure 9. Landscape Treatment of Public Plaza/Event Space. 
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ATIACHMENT 5 

Vehicle Use Area/Street 
The project entry off Scripps Poway Parkway will be lined with foreground, midground, and 
background plantings which also screen retaining walls necessary for lot development. (See 
Figure 10, Landscape Treatment o/Vehicle Use Area/Street.) A T-intersection will be 
accentuated with enhanced vehicular paving and bollards directing traffic. Enhanced paving with 
seating opportunities for pedestrians will occur at the corners of this intersection, accented with 
decorative pottery with plantings, as well as taller planters. Thematic light/pole elements will tie 
in with the overall project aesthetic. 

PlANTING (TYP.j 

MIDOROUNO 

IS' HIGH 

16' HIGH Pt..NmR 

7sr 

ECORAT1VEPOnERY_--'~~----~---'''';-::-
WITH PlAImNG ~ 

~ 

PAVING OPPORTUNITY 

-,.-.~ ____ - ENHANCED VEHICU1.AR 
PAVING OPPOPTUNITY 

MATURE FWlTING 
(EXCLUDING TREES) ~AAY 
NOT EXceeo 2"·IN HEIGHT 
AS MEASURED FROM TOP 
OF CURB 

"c---.,Iun IPOlEEleuEUTS 

Figure 10. Landscape Treatment of Vehicle Use Area/ Street 
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B. Site and Building Characteristics 
Retail facades will be an eclectic mix of individual styles, composed together to complement the 
overall design theme. Decorative pottery, enhanced paving and seating clusters will all reinforce 
the pedestrian friendly shopping experience. Smaller gathering areas will be located throughout 
the retail experience supporting passive uses and allowing for intimate gathering and dining. 
Other open space opportunities will be integrated throughout the project both on lower and upper 
levels. Numerous opportunities are created by the site design to integrate water features and 
artwork into the public areas. 

C. Entries and Circulation 
Circulation throughout the project will be 
accentuated with a hierarchy oflandscape 
treatments. Although meant to be a pedestrian
oriented proj ect, vehicle circulation will be 
addressed with the same attention to detail as 
all other areas. Enhanced paving at major 
intersections and nodes will signify 
pedestrian/vehicle interaction areas, as well as 
reinforce the overall design theme. Vehicle 
nodes with small medians will help slow the 
traffic flow as well as break up long linear 
drives. Ali opPOliunities will be located 
throughout the site, inviting discovery while 
also serving as circulation focal points. Street 
trees will define the vehicle/pedestrian spaces 
when possible, while also providing shade and 
scale to the street scene. Entry points will be 
highlighted with decorative trellis work and 
enhanced planting announcing the arrival 
expenence. 

D. Planting Palette/Irrigation 
Planting will be the connecting device linking 
the various pieces of the project and design 
style. Emphasizing the garden setting, plant 
material will be used to help define spaces, 
screen objectionable views, encourage 
circulation paths, highlight entry points and 
provide softness and scale to the architecture. 
Evergreen, deciduous and flowering material 
will be used throughout the project. Located 
next to a naturalized area, the perimeter 
planting will provide a seamless blending of 
native material and fire safe planting. A 
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detailed Landscape Concept Plan which includes a diverse plant palette of trees, scrubs, vines, 
and groundcover is included in the Planned Development Permit. 

ATIACHMENT 5 

As a vital resource to all Californians, effective water use will be a key factor in the success and 
sustainability of the project. Water will be carefully distributed to the landscape using state of 
the art technology. Automatic irrigation systems coordinated with local weather that are 
adjustable to local conditions will distribute water as needed to promote optimum plant growth 
while minimizing water waste. Underground irrigation systems as well as drip emitters will be 
used to deliver water to the growing zones of the plant material while minimizing evaporation 
and run-off. Multi-valved systems will be designed based on similar water needs and plant type. 
Reclaimed water serves the site and will be used as allowed by the City and County regulations. 

The Watermark project would comply with City landscape standards. Landscape Calculations 
Worksheets (City Forms DS-4 and DS-5), included as Exhibit A to these Design Guidelines, will 
be submitted with for each development within Watermark. 

V. DESIGN REVIEW PROCESS IMPLEMENTATION 

A. Intensity Range 
The developer of the Watermark has filed a Vesting Tentative Subdivision Map (VTM No. 
180357) and Planned Development Pennit (PDP No. 180357) to guide the buildout of the 
project. The VTM and PDP provide a mechanism for the City to review the buildout program for 
the project and to ensure conformance with the VTM and Master Plan PDP guidelines and the 
Environmental Impact Report (EIR) (Project No. 180357, SCH. No. 2010091079). 

In response to changing market and planning conditions, the Watermark Master Plan allows for 
flexibility in the selection of land use types and intensities in buildout of the project, provided 
that the land uses are in accordance with the zone for that parcel. The proposed mix of 
commercial retail and office uses could result in various alternatives in building location, size 
and height within the development footprint of the site. The selection of pennitted land uses 
shall be governed by the City's Land Development Code (May 15, 2009). 

The Master Site Plan in this PDP presents the preferred alternative of how the project might be 
built out. Building square footages, traffic generation rates, and the resulting Average Daily 
Trips (ADT) generated by a complete buildout of this development, including both existing 
buildings and new buildings to be constructed, are shown in the traffic analysis section ofthe 
Environmental Impact Report. The developer will determine final building sizes and uses based 
on market conditions, subject to total ADT as shown in the transpOliation phasing plan. 

B. Substantial Conformance Review 
Applications for construction pelmits and development permits, as defined by the San Diego 
Municipal Code, shall be evaluated for consistency with the following approvals and documents: 

III Vesting Tentative Map No. 180357 
III CUP/PDP No. 180357 
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OJ Base Zone 
OJ Environmental Impact Report, Project No. 180357, SCH No. 2010091079 

All proposals consistent with existing approvals shall be processed in accordance the City's 
Substantial Conformance Review (SCR) guidelines as outlined in Bulletin 500, dated March 
2009. Prior to obtaining building permits for a development of future phases of the project, the 
developer will submit to the City documents consistent with SCR Process 1. This process shall 
include a distribution to the Miramar Ranch North Community Planning Group for review and 
comment in concert with the review by the City. 

Separately regulated uses identified in the Land Development Code CR-2-1 Zone shall be 
allowed subject to compliance with all City-wide development regulations and permit 
requirements. 

ATIACHMENTS 
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EXHIBIT A 
Landscape Calculations Worksheets 
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INTERNAL ORDER NUMBER: 23432396 

ATTACHMENT 6 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

PLANNED DEVELOPMENT PERMIT NO. 651597 
CONDITIONAL USE PERMIT NO. 651699 

(AMENDMENT TO CONDITIONAL USE PERMIT NO. 174323, PLANNED 
DEVELOPMENT PERMIT NO. 174234 AND 

PLANNED DEVELOPMENT PERMIT NO. 99-1027) 
WATERMARK, PROJECT NO. 180357: MMRP 

COUNCIL 

This Planned Development Permit (PDP) No. 651597 and Conditional Use Permit (CUP) No. 
651699 (amendment to CUP No. 174323 and PDP 17234 and PDP 99-1027), is granted by the 
City Council of the City of San Diego to Scripps Highlands Pminers, LLC, a Delaware Limited 
Liability Company, Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] 
sections 141.0623 and 126.0602. The 34.5-acre site is currently located at 10137 Sclipps 
Gateway Court in the IP-2-1 Zone and the Federal Aviation Administration (FAA) Notification 
Area for the Maline Core Air Station (MCAS), the MCAS Airport Land Use Compatibility and 
the MCAS Airport Influence Area within the Miramar Ranch North Community Plan. The 
project site is legally desclibed as: Lots 1-6 and A-C of Scripps Gateway Unit No.2, Map No. 
14004. 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to construct a variety of retail stores, restaurants, stand alone market, office, 
movie theater and hotel uses totaling approximately 602,000 square feet, desclibed and identified 
by size, dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated 
XXXX 2013, on file in the Development Services Department. 
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ATTACHMENT 6 

The project shall include: 

a. Maintenance of the existing office building (Med-Impact 1) and the constmction of the 
proposed office building (Med-Impact 2) as described in CUP No. 174323 and PDP 
No. 174324; 

b. Constmction of a variety of commercial uses, including retail stores, restaurants, 
office, movie theater, and hotel, totaling approximately 602,000 square feet; 

b. Constmction of a parking stmcture with 1,727 parking spaces; 

c. Deviation for stmcture height and architectural projections as described in Condition 
No.61; 

d. Landscaping (planting, inigation and landscape related improvements included in the 
Retail Design Guidelines as shown in Exhibit "A"); 

e. Off-street parking outside of the parking stmcture; 

f. Pedestrian plaza, retaining walls, fences, signs and lighting; and 

g. Public and private accessory improvements determined by the Development Services 
Department to be consistent with the land use and development standards for this site in 
accordance with the adopted community plan, the California Environmental Quality 
Act [CEQA] and the CEQA Guidelines, the City Engineer's requirements, zoning 
regulations, conditions ofthis Pelmit, and any other applicable regulations of the 
SDMC. 

STANDARD REQUIREMENTS: 

1. This permit must be utilized within thirty-six (36) months after the date on which all rights 
of appeal have expired. If this permit is not utilized in accordance with Chapter 12, Article 6, 
Division 1 of the SDMC within the 36 month period, this permit shall be void unless an 
Extension of Time has been granted. Any such Extension of Time must meet all SDMC 
requirements and applicable guidelines in effect at the time the extension is considered by the 
appropriate decision maker. This permit must be utilized by XXxx. 

2. No pennit for the constmction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted 
on the premises until: 

a. The Owner/Permittee signs and returns the Pennit to the Development Services 
Depmiment; and 

b. The Permit is recorded in the Office of the San Diego County Recorder. 
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ATTACHMENT 6 

3. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the telms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 

4. The existing office building and accessory development on Lot 1 (Med-Impact 1) and the 
previously entitled office building and accessory development on Lot 2 (Med-Impact 2) are 
subject to all the conditions of CUP No. 174323 and PDP No. 174324 and are not required to 
satisfy any new conditions of this amended permit. All other development on all other lots are 
subject to the conditions of this amended pelmit. 

5. This Permit is a covenant running with the subject propeliy and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Pennittee and 
any successor(s) in interest. 

6. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 

7. Issuance of this Pennit by the City of San Diego does not authorize the Owner/Pelmittee for 
this Pennit to violate any Federal, State or City laws, ordinances, regulations or policies 
including, but not limited to, the Endangered Species Act of 1973 [ESA] and any amendments 
thereto (16 U.S.c. § 1531 et seq.). 

8. The Owner/Pelmittee shall secure all necessary building permits. The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and 
State and Federal disability access laws. 

9. Construction plans shall be in substantial conformity to Exhibit "A." Changes, 
modifications, or alterations to the construction plans are prohibited unless appropriate 
application(s) or amendment(s) to this Permit have been granted. 

10. All of the conditions contained in this Permit have been considered and were detennined
necessary to make the findings required for approval of this Permit. The Permit holder is 
required to comply with each and every condition in order to maintain the entitlements that are 
granted by this Pelmit. 

If any condition of this Pennit, on a legal challenge by the Owner/Pelmittee of this Permit, is 
found or held by a cOUli of competent jurisdiction to be invalid, unenforceable, or unreasonable, 
this Permit shall be void. However, in such an event, the Owner/Pelmittee shall have the right, 
by paying applicable processing fees, to bring a request for a new permit without the "invalid" 
conditions(s) back to the discretionary body which approved the Pennit for a detelmination by 
that body as to whether all of the findings necessary for the issuance of the proposed pennit can 
still be made in the absence of the "invalid" condition(s). Such hearing shall be a healing de 
novo, and the discretionary body shall have the absolute right to approve, disapprove, or modify 
the proposed pelmit and the condition(s) contained there. 
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ENVIRONMENTAL/MITIGATION REQUIREMENTS: 

11. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program No. 180357 
[MMRP] shall apply to this Permit. These MMRP conditions are hereby incorporated into this 
Permit by reference. 

12. The mitigation measures specified in the MMRP and outlined in Environmental Impact 
Report No. 180357, shall be noted on the construction plans and specifications under the heading 
ENVIRONMENTAL MITIGATION REQUIREMENTS. 

13. The Owner/Permittee shall comply with the MMRP as specified in Environmental Impact 
Report No. 180357, to the satisfaction ofthe Development Services Department and the City 
Engineer. Prior to issuance of any construction permit, all conditions of the MMRP shall be 
adhered to, to the satisfaction of the City Engineer. All mitigation measures described in the 
MMRP shall be implemented for the following issue areas: 

Transportation/Traffic Circulation/Parking (direct and cumulative) and Air Quality 

14. Prior to issuance of construction pelmits, the Owner/Permittee shall include a representative 
of the Environmental Services Department (ESD) in preconstruction meetings to ensure that: 

• An appropriate destination for soils has been identified; 
• An appropriate destination for concrete and asphalt has been identified; 
• Grubbed material is separated and taken to Miramar Landfill Greenery; 
• Contract documents have recycling specifications included; 
• Materials purchase documents demonstrate that approximately 12,750 tons of recycled 

base material (minimum 50% post-consumer content) was used for the project; concrete 
pavers are recycled/post consumer content products, recycled mulch is used in all 
planting areas. 

• A solid waste coordinator has been identified; 
• An appropriate number of bins are provided with appropriate signage; 
• Bins are appropriately used and contamination levels are minimized; 
• The Construction and Demolition Debris Diversion Deposit Program deposit has been 

paid; 
• An appropriate diversion rate has been included on the deposit form (the WMP targets 

89%, with 75% as the minimum); and 
" Materials are being taken to the appropriate facility. 

15. Prior to final inspection or issuance of any Certificate of Occupancy, the Owner/Permittee 
shall contact a representative of the Environmental Services Department to schedule an 
appointment to: 

" Inspect and approve a storage area that has been provided consistent with San Diego 
Municipal Code Chapter 14: General Regulations, Aliicle 2: General Development 
Regulations Division 8: Refuse and Recyclable Materials Storage Regulations; 

• Ensure that a hauler has been retained to provide recyclable materials collection and yard 
waste collection; 
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• Inspect and approve the education materials for building tenants/owners that are required 
pursuant to the City's Recycling Ordinance; and 

• Identify a contact person for follow-up on food waste collection/composting. 

AIRPORT REQUIREMENTS: 

16. Prior to issuance of any grading permits, the Owner/Permittee shall provide a valid 
"Determination of No Hazard to Air Navigation" issued by the Federal Aviation Administration. 

GEOLOGY REQUIREMENTS: 

17. The Owner/Permittee shall submit a geotechnical investigation report or update letter that 
specifically addresses the proposed construction plans. The geotechnical investigation report or 
update letter shall be reviewed for adequacy by the Geology Section of the Development 
Services Department prior to issuance of any construction permits. 

18. The Owner/Permittee shall submit an as-graded geotechnical report prepared in accordance 
with the City's "Guidelines for Geotechnical Reports" following completion of the grading. The 
as-graded geotechnical report shall be reviewed for adequacy by the Geology Section of the 
Development Services Department prior to exoneration of the bond and grading pennit close
out. 

19. Prior to the issuance of any building pennits, the Owner/Pelmittee shall obtain a bonded 
grading permit for the grading proposed for this project. All grading shall confonn to the 
requirements of the City of San Diego Municipal Code in a manner satisfactory to the City 
Engineer. 

20. The project proposes to export 65,000 cubic yards of material from the project site. All 
excavated material listed to be exported, shall be exported to a legal disposal site in accordance 
with the Standard Specifications for Public Works Construction (the "Green Book"), 2009 
edition and Regional Supplement Amendments adopted by Regional Standards Committee. 

21. The drainage system proposed for this development, as shown on the site plan, is public and 
private and all subject to approval by the City Engineer. 

22. The Owner/Permittee shall ensure that all onsite utilities serving the subdivision shall be 
undergrounded with the appropriate permits. The Owner/Permittee shall provide written 
confinnation from applicable utilities that the conversion has taken place, or provide other means 
to assure the undergrounding, satisfactory to the City Engineer. 

23. The Owner/Pennittee shall underground existing and/or proposed public utility systems and 
service facilities in accordance with the San Diego Municipal Code. 

Page 5 of24 



ATTACHMENT 6 

24. Prior to the issuance of any building pennits, the Owner/Pennittee shall dedicate a IS-foot 
wide and 66-foot wide Stonn Drain Easements adjacent to the site on Scripps Poway Parkway 
and Scripps Highlands Drive in accordance with Exhibit 'A,' satisfactory to the City Engineer. 

25. Prior to the issuance of any building pennits, the Owner/Pelmittee shall dedicate additional 
right-of-way on Scripps Poway Parkway and Scripps Highland Drive in accordance with Exhibit 
'A,' satisfactory to the City Engineer. 

26. Prior to the issuance of any building pennits, the Owner/Pennittee shall assure, by pennit 
and bond, the construction of public improvements on Scripps Poway Parkway and Scripps 
Highland Drive in accordance with Exhibit 'A,' satisfactory to the City Engineer. 

27. Whenever street rights-of-way are required to be dedicated, the OwneriPennittee shall 
provide the right-of-way free and clear of all encumbrances and prior easements. The 
Owner/Pennittee shall secure "subordination agreements" for minor distribution facilities and/or 
"joint-use agreements" for major transmission facilities. 

28. Prior to the issuance of any building permits, the OwneriPennittee shall assure, by pennit 
and bond, the construction of current City Standard curb ramps at the southwest corner of 
Scripps Poway Parkway and Scripps Highland Drive and all corners for the access driveways on 
Scripps Poway Parkway and Scripps Highland Drive, with current City standard curb ramp 
Standard Drawing SDG-130 and SDG-132 with truncated domes, satisfactory to the City 
Engineer. 

29. Prior to the issuance of any building pennits, the Owner/Pelmittee shall assure, by permit 
and bond, the construction of a current City Standard stOlm drain cleanout in the Scripps Poway 
Parkway Right-of-Way, satisfactory to the City Engineer. 

30. Prior to the issuance of any building pennits, the Owner/Permittee shall assure, by pennit 
and bond, the construction of a current City Standard public stOlm drain system, in accordance 
with Exhibit 'A, within the proposed IS-foot wide Stonn Drain Easement, satisfactory to the 
City Engineer. 

31. Prior to the issuance of any building permits, the Owner/Permittee shall enter into an 
Encroachment Maintenance Removal Agreement with the City for the private stonn drain 
connections into the City of San Diego Public Stolm Drain in the Scripps Poway Parkway Right
of-Way and proposed IS-foot wide Public Storm Drain Easement, satisfactory to the City 
Engineer. 

32. Prior to the issuance of any building permit, per the City of San Diego Street Design 
Manual-Street Light Standards, and Council Policy 200-18, the Owner/Permittee shall assure, by 
pelmit and bond, the installation of new street lights adjacent to the site on Scripps Poway 
Parkway, satisfactory to the City Engineer. 

33. Prior to the issuance of any construction pelmit, the Owner/Pelmittee shall enter into a 
Maintenance Agreement for the ongoing pelmanent BMP maintenance, satisfactory to the City 
Engineer. 
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34. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any 
construction Best Management Practices necessary to comply with Chapter 14, Article 2, 
Division 1 (Grading Regulations) of the San Diego Municipal Code, into the construction plans 
or specifications, satisfactory to the City Engineer. 

35. Development ofthis project shall comply with all requirements of State Water Resources 
Control Board (SWRCB) Order No. 2009-0009 DWQ and the San Diego Regional Water 
Quality Control Board (SDRWQCB) Order No. R9-2007-001, Waste Discharge Requirements 
for Discharges of Storm Water Runoff Associated With Construction Activity. In accordance 
with said permit, a Storm Water Pollution Prevention Plan (SWPPP) and a Monitoring Program 
Plan shall be implemented concurrently with the commencement of grading activities, and a 
Notice of Intent (NOI) shall be filed with the SWRCB. 

36. A copy of the acknowledgment from the SWRCB that an NOI has been received for this 
project shall be filed with the City of San Diego when received; further, a copy of the completed 
NOI from the SWRCB showing the permit number for this project shall be filed with the City of 
San Diego when received. In addition, the owner(s) and subsequent owner(s) of any portion of 
the property covered by this grading permit and by SWRCB Order No. 2009-0009-DWQ, and 
any subsequent amendments thereto, shall comply with special provisions as set forth in SWRCB 
Order No. 2009-0009-DWQ. 

37. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate and 
show the type and location of all post-construction Best Management Practices (BMPs) on the 
final construction drawings, consistent with the approved Water Quality Technical Report, 
satisfactory to the City Engineer. 

LANDSCAPE REQUIREMENTS: 

38. Prior to issuance of any engineering permits for grading, construction documents for the 
revegetation and hydro seeding of all disturbed land shall be submitted in accordance with the 
Landscape Standards and to the satisfaction ofthe Development Services Department. All plans 
shall be in substantial conformance to this permit (including Environmental conditions) and 
Exhibit 'A,' on file in the Office of the Development Services Department. 

39. Prior to issuance of any engineering pelmits for right-of-way improvements, complete 
landscape construction documents for right-of-way improvements shall be submitted to the 
Development Services Department for approval. Improvement plans shall provide a 40-square
foot area unencumbered by utilities around each tree. Driveways, utilities, drains, water and 
sewer laterals shall be designed so as not to prohibit the placement of street trees. 

40. Prior to issuance of any construction pelmits for structures (including shell), complete 
landscape and irrigation construction documents consistent with the Landscape Standards shall 
be submitted to the Development Services Department for approval. The construction documents 
shall be in substantial confOlmance with Exhibit 'A,' Landscape Development Plan, on file in the 
Office ofthe Development Services Depmiment. Construction plans shall provide for a 40 sq-ft 
penneable area unencumbered by hardscape and utilities around each tree unless otherwise 
approved per LDC 142.0403(b)(5). 
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41. In the event that a foundation only permit is requested by the Owner/Permittee, a site plan or 
staking layout plan shall be submitted identifying all landscape areas consistent with Exhibit 'A,' 
Landscape Development Plan, on file in the Office of the Development Services Department. 
These landscape areas shall be clearly identified with a distinct symbol, noted with dimensions 
and labeled as 'landscaping area.' 

42. Prior to issuance of any Certificate of Occupancy or Final Inspection, the Owner/Permittee 
shall install all required landscape and obtain all required landscape inspections. A "No Fee" 
Street Tree Permit shall be obtained for the installation, establishment, and on-going 
maintenance of all street trees. 

43. All required landscape shall be maintained in a disease, weed- and litter-free condition at all 
times. Severe pruning or "topping" of trees is not pelmitted unless specifically noted in this 
Permit. 

44. The OwneriPelmittee shall maintain all landscape improvements shown on the approved 
plans, including in the right-of-way, consistent with the Landscape Standards unless long-term 
maintenance of said landscaping will be the responsibility of a Landscape Maintenance District 
or other approved entity. 

45. If any required landscape (including existing or new plantings, hardscape, landscape 
features, etc.) indicated on the approved construction document plans is damaged or removed 
during demolition or construction, it shall be repaired and/or replaced in kind and equivalent size 
per the approved documents to the satisfaction of the Development Services Department within 
30 days of damage or Certificate of Occupancy, whichever occurs earlier. 

BRUSH MANAGEMENT PROGRAM REQUIREMENTS: 

46. The Owner/Pennittee shall implement the following requirements in accordance with the 
Brush Management Program shown on Exhibit 'A' Brush Management Plan on file in the Office 
of the Development Services Department. 

47. Brush Management for existing buildings shall continue per previously issued permits. 
Brush Management associated with this Pennit shall be provided for all new structures on or 
adjacent to Lot 3 that will be within 100-ft of native/naturalized vegetation. The Brush 
Management Program shall be based upon a standard Zone One of 35 feet in width with zone 
Two of 65 feet in width, extending out from the structure towards the native/naturalized 
vegetation, consistent with the Brush Management Regulations of the Land Development Code, 
section 142.0412. The Zone Two width maybe decreased by 1 112 feet for each 1 foot of 
increase in Zone One width over the standard 35-ft. 

48. Prior to issuance of any Engineering Pennits for grading, landscape construction documents 
required for the engineering permit shall be submitted showing the brush management zones on 
the property in substantial confonnance with Exhibit 'A' 
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49. Prior to issuance of any Building Pennits associated with Lot 3, a complete set of Brush 
Management Plans shall be submitted for approval to the Development Services Department. 
The construction documents shall be in substantial confonnance with Exhibit 'A' and shall 
comply with the Landscape Standards and Brush Management Regulations as set forth under 
Land Development Code Section 142.0412. 

50. Within Zone One, combustible accessory structures (including, but not limited to decks, 
trellises, gazebos, etc.) shall not be pennitted while non-combustible and/or one-hour fire-rated 
accessory structures may be approved within the designated Zone One area subject to the Fire 
Marshal's approval. 

51. The following note shall be provided on the Brush Management Construction Documents: 'It 
shall be the responsibility of the Owner/Permittee to schedule a pre-construction meeting on site 
with the contractor and the Development Services Department to discuss and outline the 
implementation of the Brush Management Program.' 

52. Within Zone One, plant material shall be selected to visually blend with the existing hillside 
vegetation. No invasive plant material shall be pennitted. 

53. Prior to final inspection and/or issuance of any Certificate of Occupancy, the approved 
Brush Management Program shall be implemented. 

54. The Brush Management Program shall be maintained at all times in accordance with the 
City of San Diego's Landscape Standards. 

PLANNING/DESIGN REQUIREMENTS: 

55. A topographical survey confOlming to the provisions of the SDMC may be required if it is 
determined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Pennit or a regulation ofthe underlying zone. The cost of 
any such survey shall be borne by the Owner/Pennittee. 

56. This Pennit may be developed in phases. Each phase shall be constructed prior to sale or 
lease to individual owners or tenants to ensure that all development is consistent with the 
conditions and exhibits approved for each respective phase per the approved Exhibit "A." 

57. A Substantial Confonnance Review (SCR), Process 1 is required prior to the issuance of any 
building pelmits to ensure confonnance with the "Design Guidelines for Project No. 180357" 
and shall include distribution to the Community Planning Group as well as LDR-Transpoliation, 
LDR- Planning, LDR-Landscaping and Long-Range Planning. 

58. All signs associated with this development shall be consistent with City-wide sign 
regulations unless a Comprehensive Sign Program is prepared and approved by the City. 

59. All private outdoor lighting shall be shaded and adjusted to fall on the same premises where 
such lights are located and in accordance with the applicable regulations in the SDMC. 
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60. The deviations have been included to allow implementation of building heights, 
architectural elements, and to accommodate height of the parking structure and its shade/canopy 
elements. A deviation for structure height on the plaza enables the development of a landmark 
architectural feature, such as a clock tower, bell tower, or other architectural features to designate 
the gateway to the community. Below is a list of the deviations allowed under this Permit for 
each proposed building. Some of the buildings meet the height requirement but add an 
architectural detail that exceeds the overall structure height: 

Zone CR-2-1 
Building Allowed Max. Structure Max. Height Deviation 

Height Height Architectural Features 
Building C (Market) 60 feet 60 feet 70 feet 10 feet 

Building E 60 feet 70 feet 70 feet 10 feet 
Building F 60 feet 70 feet 70 feet 10 feet 
Building G 60 feet 70 feet 70 feet 10 feet 
Building H 60 feet 85 feet 100 feet 40 feet 
(Theater) 

Building K 60 feet 60 feet 85 feet 25 feet 
Building L (Hotel) 60 feet 85 feet 100 feet 40 feet 

Building M (Office) 60 feet 95 feet 103 feet 43 feet 
Building P (Garage) 60 feet 85 feet 100 feet 40 feet 
Note: the elevations are conceptual and the heights of the buildings will vary but will not exceed the height 
indicated in Table 1. 

61. A minimum of 1,982 (2,191 provided) automobile parking spaces (including 40 standard 
accessible spaces and 5 van accessible spaces), 40 carpool spaces, 40 motorcycle spaces, 11 
bicycle spaces with racks, and 16 off-street loading/unloading spaces are required by the Land 
Development Code. All on-site parking stalls and aisle widths shall be in compliance with 
requirements of the City's Land Development Code and shall not be converted and/or utilized for 
any other purpose, unless otherwise authorized in writing by the Development Services Director. 
Minimum required parking per Land Development Code shall be provided at each stage in the 
project's phasing ifthe project is phased. 

62. Prior to the issuance of the first building permit, the Owner/Permitee shall provide a shared 
parking agreement among all parcels for the proposed parking spaces located on site, satisfactory 
to the City Engineer. 

63. Prior to the issuance of the first building permit, the Owner/Permitee shall provide a shared 
access agreement among all parcels for the proposed driveways on site, satisfactory to the City 
Engineer. 

64. Prior to the issuance of the first construction pennit, the Owner/Pennitee shall assure by 
permit and bond the reconfiguration of the Scripps Poway Parkway/I-IS Interchange to shift the 
westbound through lanes on Scripps Poway Parkway to the north and provide additional queuing 
length for westbound traffic on Scripps Poway Parkway. The "back-to-back" left turns shall be 
eliminated and additional queuing for traffic turning left from Scripps Poway Parkway to 
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southbound I-IS shall be provided. Reduction in the width of raised median on Scripps Poway 
Parkway east of interchange shall be required. All work shall be completed to the satisfaction of 
the City Engineer. 

65. Prior to the issuance ofthe first construction permit, the Owner/Permitee shall assure by 
permit and bond the provision of a triple left-tum lane at Scripps Poway Parkway and Scripps 
Highland Drive intersection by re-striping the northbound leg to take a thru lane and make it a 
shared left-thru lane. The pedestrian crossing on the west leg of the intersection shall be 
removed. Additionally a northbound right-tum overlap shall be provided. All work shall be done 
to the satisfaction of the City Engineer. 

66. Prior to issuance of the first building permit, the Owner/Permittee shall assure, by permit 
and bond, provision of a Class I bicycle path and 12-foot non-contiguous sidewalk on Scripps 
Poway Parkway along the project's frontage, satisfactory to the City Engineer. The 
improvements shall be completed and accepted by the City prior to issuance of the first 
certificate of occupancy. 

67. The Owner/Pelmitee shall provide two secure bicycle racks and/or storage onsite. 

68. The Owner/Permittee shall provide showers and changing facilities within commercial 
buildings. 

69. The Owner/Pennitee shall provide electrical plugs in the parking garage for electric/electric 
hybrid vehicles. 

70. The Owner/Permitee shall provide prefel1'ed parking for carpools or vanpools. 

71. The Owner/Permitee shall provide a kiosk or bulletin board onsite that displays information 
on transit use, carpooling, and other forms of ridesharing. 

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS: 

72. Prior to the issuance of any building pennits, the Owner/Permittee shall assure, by permit 
and bond, the design and construction of any new water and sewer service(s) outside of any 
driveway, and the disconnection at the main of the existing unused water and sewer service 
adjacent to the project site, in a manner satisfactory to the Director of Public Utilities and the 
City Engineer. 

73. All proposed private water and sewer facilities located within a single lot are to be designed 
to meet the requirements of the Califomia UnifOlm Plumbing Code and will be reviewed as pati 
of the building pelmit plan check. 

74. Prior to the issuance of any building permits, the Owner/Pennittee shall assure, by permit 
and bond the design and construction of reclaimed water ilTigation service(s), in a manner 
satisfactory to the Director of Public Utilities and the City Engineer. All il1'igation systems must 
be designed to utilize reclaimed water. 
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75. Prior to the issuance of any building pennits, the Owner/Pennittee shall apply for a 
plumbing pennit for the installation of appropriate private back flow prevention device(s), on 
each water service (domestic, fire and irrigation), in a manner satisfactory to the Director of 
Public Utilities and the City Engineer. BFPDs shall be located above ground on private propeliy, 
in line with the service and immediately adjacent to the right-of-way. 

76. The Owner/Pennittee shall install fire hydrants at locations satisfactory to the Fire Marshal, 
the Director of Public Utilities and the City Engineer. Ifmore than two (2) fire hydrants or thiliy 
(30) dwelling units are located on a dead-end water main then the Owner/Pennittee shall install a 
redundant water system satisfactory to the Director of Public Utilities. 

77. The Owner/Pennittee shall grant adequate water easements, including vehicular access to 
each appurtenance (meters, blow offs, valves, fire hydrants, etc.) for all public water facilities 
that are not located within fully improved public right-of-ways. Grants of water easements shall 
have a the following minimum widths: water mains with no appurtenances including valves 15 
feet; water mains with appurtenances - 24 feet of paving and full height curbs. Easements, as 
shown on the approved vesting tentative map, will require modification based on standards and 
final engineering. 

78. The Owner/Permittee shall enter into encroachment maintenance and removal agreements 
with the City, for all acceptable encroachments into the water easement, including but not limited 
to structures, enhanced paving, or landscaping to the satisfaction of the City Engineer. No 
structures or landscaping of any kind shall be installed in or over any vehicular access roadway. 

79. For any pOliion of the subdivision which will have gated access, the Owner/Permittee shall 
provide keyed access to the Water Operations Division ofthe Public Utilities in a manner 
satisfactory to the Director of Public Utilities. The City will not be responsible for any issues that 
may arise relative to the availability of keys. 

80. No trees or shrubs exceeding three feet in height at maturity shall be installed within ten feet 
of any water and sewer facilities. 

81. Prior to the issuance of any certificates of occupancy, all public water and sewer facilities 
shall be complete and operational in a manner satisfactory to the Director of Public Utilities and 
the City Engineer. . 

INFORMATION ONLY: 

III The issuance of this discretionary use pelmit alone does not allow the immediate 
commencement or continued operation of the proposed use on site. The operation allowed 
by this discretionary use pennit may only begin or recommence after all conditions listed 
on this pelmit are fully completed and all required ministerial pennits have been issued and 
received final inspection. 

III Any paliy, on whom fees, dedications, reservations, or other exactions have been imposed 
as conditions of approval of this Permit, may protest the imposition within ninety days of 
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the approval of this development permit by filing a written protest with the City Clerk 
pursuant to California Government Code-section 66020 . 

• This development may be subject to impact fees at the time of construction permit 
Issuance. 

APPROVED by the City Council of the City of San Diego on XXXX and Resolution No. 
XXXX. 
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CITY COUNCIL 
RESOLUTION NO. __ 

PLANNED DEVELOPMENT PERMIT NO. 651597 
CONDITIONAL USE PERMIT NO. 651699 

(AMENDMENT TO EXTENSION OF TIME FOR CONDITIONAL USE PERMIT NO. 
174323, PLANNED DEVELOPMENT PERMIT NO. 174234 AND 

PLANNED DEVELOPMENT PERMIT NO. 99-1027) 
THE WATERMARK- PROJECT NO. 180357-MMRP 

DRAFT 

WHEREAS, Scripps Highlands Partners, LLC, a Delaware Limited Liability Company, 
Owner/Permittee, filed an application with the City of San Diego for a Planned Development 
Pelmit (PDP) No. 651597 and Conditional Use Permit (CUP) No. 651699 (amendment to CUP 
No. 174323 and PDP No. 17234 and PDP No. 99-1027) to construct of a variety of retail stores, 
restaurants, stand alone market, office, movie theater and hotel totaling approximately 602,000 
square feet, known as the Watermark project. The 34.5-acre site is located at 10137 Scripps 
Gateway Court in the IP-2-1 Zone (to be rezoned to the CR-2-1 Zone conCUlTent with this 
Permit), the Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS AirpOli Influence 
Area within the Miramar Ranch North Community Plan and is legally described as: Lots 1-6 and 
A-C of Scripps Gateway Unit No.2, Map No. 14004; 

WHEREAS, on October 24,2013, the Planning Commission of the City of San Diego 
considered Planned Development Permit (PDP) No. 651597 and Conditional Use Permit (CUP) 
No. 651699 (amendment to CUP No. 174323 and PDP 17234 and PDP 99-1027) and pursuant to 
Resolution No. XXXX-PC voted to recommend approval/denial of the Permit; 

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

WHEREAS, the matter was set for public hearing on XXXX, 2013, testimony having 
been heard, evidence having been submitted, and the City Council having fully considered the 
matter and being fully advised concerning the same; NOW, THEREFORE, 

BE IT RESOLVED, by the Council of the City of San Diego, that it adopts the following 
findings with respect to Planned Development Pelmit (PDP) No. 651597 and Conditional Use 
Pelmit (CUP) No. 651699 (amendment to CUP No. 174323 and PDP 17234 and PDP 99-1027): 
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PLANNED DEVELOPMENT PERMIT FINDINGS- SECTION 126.0604 

1. The proposed development will not adversely affect the applicable land use plan. 

The project site is located at 10137 Scripps Gateway Court in the IP-2-1 Zone and the 
Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS AirpOli 
Influence Area Zone within the Miramar Ranch North Community Plan. The 
development includes a Rezone from the IP-2-1 to CR-2-1, General Plan and Community 
Plan amendments, a Vesting Tentative Map, Easement Abandonments, Public Right-of
way Vacation Planned Development Pelmit and a Conditional Use Permit for the 
development of a variety of commercial uses, offices, movie theater and hotel. Approval 
of the permits, plan amendments and rezone would be processed concurrently. 

The proposal would implement the General and Community plan goals by various means 
including through the location of the site itself, being immediately adjacent to a small 
neighborhood commercial shopping center to the north ofthe subject site that could be 
expanded, as it has significant potential for a village according to Figure LU-l in the 
General Plan. Also, its location immediately adjacent to the 1-15 would implement a 
General Plan goal for the City of Villages to connect mixed-use villages by transit, as 
well as the Commercial objective to locate commercial uses in relation to the circulation 
system. As an expansion of the freeway center to the north of the subject site, the 
proposal would implement a Community Plan commercial objective to locate commercial 
land uses to best serve consumer needs, especially in relation to the circulation system 
and the overall land use pattern of the community. The proposal would also integrate 
public gathering spaces into a village design. A movie theatre and a market would also 
be included, uses which are identified in the community plan for the freeway commercial 
center to the north of Scripps Poway Parkway and the subject site but which are non
existent at the freeway center site. 

According to the Miramar Ranch North Community Plan (MRNCP )Industrial Element 
adopted in 1980, the planning area should provide employment opportunities within its 
boundaries. Employment centers inside the community should supplement other 
industriallbusiness park developments in the 1-15 corridor. It is proposed that Miramar 
Ranch North could accommodate around 60 acres of industriallbusiness park 
development. Manufacturing, scientific and corporate headquarters uses would probably 
be emphasized, drawing employees from surrounding residential areas. However, 
servicing, warehousing and wholesaling uses are also possible. Except as noted, areas 
designated for industrial park development in the MRNCP should be protected from 
encroachment by unacceptable uses, in order to preserve industrial acreage and 
employment opportunities. Community and business suppOli facilities and services 
should be pelmitted in the industrial parks. Examples of such facilities are private 
schools, daycare centers and healthcare facilities; however, such uses should not exceed 
15 percent of the industrial land allocation. Approximately 12 acres of the subject site 
are cUlTently entitled for corporate headquariers use from a previous action, 
implementing this MRNCP goal by leaving a remainder of approximately 38 acres, or 
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63% of the original 60 acres identified in the MRNCP that could accommodate base 
sector use. 

The General Plan identifies the project site as Prime Industrial Land in the Economic 
Prosperity Element. The project proposes to redesignate approximately 22.42 acres of the 
34.5-acre site from Industrial/Business Park to Regional Commercial to allow 
development of retail, restaurants, a market, offices, movie theatre and a hotel. The 
General Plan requires evaluation of Prime Industrial Land Criteria plus 
Collocation/Conversion Suitability Factors analysis for any proposal to remove the Prime 
Industrial identification on a property. Evaluation of the Prime Industrial Land Criteria 
of General Plan Appendix C, EP-1 concluded that the site is not within proximity to 
resources of extraordinary value, as the major educational institution is some 12 miles to 
the west and the port is 18 miles to the south-west. Also, there are engineering workers 
at the nearby North Ridge site but neither that site nor the subject site are within 
proximity to other resources of extraordinary value, eliminating any possible creation of a 
technology, campus environment. Evaluation of the Collocation/Conversion Suitability 
Factors concluded that, because the site is previously entitled for a day care center, a 
sensitive receptor use, the potential for future base sector development, beyond the 
existing or other corporate head quarters, is now less likely. The proposed commercial 
development would implement the Regional Commercial designation, which is intended 
for development which serves the community at-large with retail, service, civic, and 
office uses within three to six miles. The remaining approximate 12 acres would remain 
consistent with the Industrial/Business Park designation as that portion of the site was 
previously entitled for base sector use, including corporate offices. 

In a memo dated September 13, 2013, and revised September 17,2012, staff analyzed the 
comparison of economic impacts between the entitled project and the proposed project. 
In summary, the entitled project would create 258 construction jobs, 1,222 permanent 
jobs, and an annual payroll of approximately $96,346,286. The proposed project would 
create 534 construction jobs, 1,502 permanent jobs, and an annual payroll of 
approximately $68,784,700. 

The applicant has submitted a Fiscal Revenue Generation Study which concluded that 
there is an identified demand for added retail space of 1,096,076 square feet in the 
Primary Market Area by 2012, providing the justification for a redesignation of land use 
from Industrial-Business Park to Regional Commercial and implementing the 
Commercial goal for commercial use ofthe MRNCP to encourage attractive, accessible 
commercial development meeting community shopping and services requirements ofthe 
community. 

In addition to the Collocation/Conversion Suitability factors and the Prime Industrial 
Land criteria, the City requested the applicant submit a market study and new fiscal 
impact study for evaluation. The Fiscal Revenue Generation Study submitted by the 
applicant did not include the cost of General Fund services to the site. City staff estimates 
the cost of General Fund services to this developed and occupied site, on an annual basis, 
as $244,490. In addition, City staff estimates the development and use of this site will 
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generate $1,967,206 in tax revenue, on an annual basis. City staff estimates that the 
development and use of this site will generate approximately $1.7 million in new General 
Fund revenue on an annual basis. All revenue and cost infonnation discussed above are 
in constant 2012 dollars. 

To conclude, the location of the proposed project adjacent to the 1-15 and within the 
Mercy Interchange Gateway, the lack of proximity to resources of extraordinary value, 
the reduced potential for future base sector use on-site, the potential contribution of the 
area to the local economy and the Fiscal Revenue Generation Study have combined to 
provide a basis to remove the Prime Industrial identification and redesignate 22.42 acres 
of the 34.S-acre site from industrial to commercial use in conjunction with General Plan 
policies LU-A.3 and LU-A.4 and objectives for industrial supplemental employment and 
commercial development to meet community shopping and service needs in the MRNCP. 
This conclusion furthennore meets the requirement for having complied with the focused 
strategy from the Economic Prosperity Element of the General Plan to evaluate and 
preserve critically-located base sector areas but to allow, through comprehensive 
analysis, consideration or conversion of mixed-use or industrial land if it is not critical to 
the City's or region's base sector employment goals. Therefore, the proposed 
development will not adversely affect either the General Plan or the Miramar Ranch 
North community plan. 

The project is located within the Federal Aviation Administration (FAA) Notification 
Area for the Marine Core Air Station (MCAS), the MCAS AirpOli Land Use 
Compatibility and the MCAS Airport Influence Area; however, the project has received 
clearance from the all of necessary agencies that the proposed project is not a hazard to 
air navigation. Therefore, the proposed development will not adversely affect the 
applicable land use plan. 

2. The proposed development will not be detrimental to the public health, safety, and 
welfare. 

The project site is located at 10137 Scripps Gateway Court in the CR-2-1 Zone and the 
Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS AirpOli 
Influence Area Zone within the Miramar Ranch North Community Plan. The 
development includes a Rezone from the IP-2-1 to CR-2-1, General Plan and Community 
Plan amendments, a Vesting Tentative Map, Easement Abandonments, Public Right-of
way Vacation Planned Development Pennit and a Conditional Use Pennit for the 
development of a variety of commercial uses, offices, movie theater and hotel. Approval 
of the pennits, plan amendments and rezone would be processed concunently. 

The project is located within the Federal Aviation Administration (FAA) Notification 
Area for the Maline Core Air Station (MCAS), the MCAS AirpOli Land Use 
Compatibility and the MCAS AirpOli Influence Area; however, the project has received 
clearance from the all of necessary agencies that the proposed project is not a hazard to 
air navigation. 
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All Uniform Building, Fire, Plumbing, Electrical, Mechanical Code and City regulations 
governing the constructions and continued operation of the development apply to this 
project to prevent adverse affects to those persons or properties in the vicinity of the 
project. Therefore, the project will not be detrimental to the public health, safety and 
welfare. 

The permits for the project contains specific conditions addressing project compliance 
with the City's codes, policies, regulations and other regional, State and federal 
regulations to prevent detrimental impacts to the health, safety and general welfare of 
persons residing and/or working in the area. Therefore, the proposed development will 
not be detrimental to the public health, safety and welfare. 

3. The proposed development will comply with the regulations of the Land 
Development Code including any proposed deviations pursuant to Section 
126.0602(b)(l) that are appropriate for this location and will result in a more 
desirable project than would be achieved if designed in strict conformance with the 
development regulations of the applicable zone; and any allowable deviations that 
are otherwise authorized pursuant to the Development Code. 

The project site is located at 10137 Scripps Gateway Court in the CR-2-1 Zone and the 
Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS AirpOli Land Use Compatibility and the MCAS Airport 
Influence Area Zone within the Miramar Ranch North Community Plan. The 
development includes a Rezone from IP-2-1 to CR-2-1, General Plan and Community 
Plan amendments, a Vesting Tentative Map including easement and public right-of-way 
vacations, a Planned Development Pelmit and a Conditional Use Pennit for the 
development of a variety of commercial uses, offices, movie theater and hotel. Approval 
of the permits, plan amendments and rezone would be processed concurrently. 

The project will comply with all density, floor area ratio, parking, street design, open 
space, grading, landscape and other applicable development regulations of the CR-2-1 
Zone, implemented and conditioned by the Planned Development Permit/Conditional Use 
Permit with the exception of height. The project proposes nine deviations to the height of 
various structures and for architectural projections including the hotel, the market, 
theater, and parking structure. 

The proposed CR -2-1 Zone specifies a maximum height of 60 feet. The deviations have 
been requested to allow implementation of building heights, architectural elements, and 
to accommodate height of the parking structure and its shade/canopy elements. A 
deviation for structure height on the plaza enables the development of a landmark 
architectural feature, such as a clock tower, bell tower, or other architectural features to 
designate the gateway to the community. The architectural features are complementary 
to the project's architecture and the architecture of the existing MedImpact office 
buildings. This will assist in achieving an objective of the Community Plan to develop 
the Mercy Interchange area as an attractive gateway to the community. Such a feature 
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will provide a visible landmark to 1-15 travelers, as well as persons entering Miramar 
Ranch North. All other development regulations for the underlying zone shall apply to 
the project. 

Below is a list of the deviations for each proposed building. Some of the buildings meet 
the height requirement but add an architectural detail that exceeds the overall structure 
height. 

Zone CR-2-1 
Building Allowed Max. Structure Max. Height Deviation 

Height Height Architectural Features 
Building C (Market) 60 feet 60 feet 70 feet 10 feet 
Building E 60 feet 70 feet 70 feet 10 feet 
Building F 60 feet 70 feet 70 feet 10 feet 
Building G 60 feet 70 feet 70 feet 10 feet 
Building H 60 feet 85 feet 100 feet 40 feet 
(Theater) 
Building K 60 feet 60 feet 85 feet 25 feet 
Building L (Hotel) 60 feet 85 feet 100 feet 40 feet 
Building M (Office) 60 feet 95 feet 103 feet 43 feet 
Building P (Garage) 60 feet 85 feet 100 feet 40 feet 
Note: the elevations are conceptual and the heights of the buildings will vary but will not exceed the height 
indicated in Table 1. 

The proposed subdivision complies with the applicable zoning and development 
regulations of the Land Development Code with the final passage of the proposed rezone, 
and the deviations approved with the Planned Development Permit. Therefore, the 
proposed development will comply with the applicable zoning and development 
regulations of the Land Development Code, including any allowable deviations pursuant 
to the land development code. 

CONDITIONAL USE PERMIT-FINDINGS 126.0305 

1. The proposed development will not adversely affect the applicable land use plan. 

The project site is located at 10137 Scripps Gateway Court in the CR-2-1 Zone and the 
Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS Airport 
Influence Area Zone within the Miramar Ranch NOlih Community Plan. The 
development includes a Rezone from the IP-2-1 to CR-2-1, General Plan and Community 
Plan amendments, a Vesting Tentative Map, Easement Abandonments, Public Right-of
way Vacation Planned Development Permit and a Conditional Use Permit for the 
development of a variety of commercial uses, offices, movie theater and hotel. Approval 
of the permits, plan amendments and rezone would be processed concurrently. 

The proposal would implement the General and Community plan goals by various means 
including through the location of the site itself, being immediately adjacent to a small 
neighborhood commercial shopping center to the nOlih of the subject site that could be 
expanded, as it has significant potential for a village according to Figure LU-l in the 
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General Plan. Also, its location immediately adjacent to the 1-15 would implement a 
General Plan goal for the City of Villages to connect mixed-use villages by transit, as 
well as the Commercial objective to locate commercial uses in relation to the circulation 
system. As an expansion of the freeway center to the north of the subject site, the 
proposal would implement a Community Plan commercial objective to locate commercial 
land uses to best serve consumer needs, especially in relation to the circulation system 
and the overall land use pattern of the community. The proposal would also integrate 
public gathering spaces into a village design. A movie theatre and a market would also 
be included, uses which are identified in the community plan for the freeway commercial 
center to the north of Scripps Poway Parkway and the subject site but which are non
existent at the freeway center site. 

According to the Miramar Ranch North Community Plan (MRNCP )Industrial Element 
adopted in 1980, the planning area should provide employment opportunities within its 
boundaries. Employment centers inside the community should supplement other 
industriallbusiness park developments in the 1-15 con'idor. It is proposed that Miramar 
Ranch North could accommodate around 60 acres of industriallbusiness park 
development. Manufacturing, scientific and corporate headquarters uses would probably 
be emphasized, drawing employees from sUlTounding residential areas. However, 
servicing, warehousing and wholesaling uses are also possible. Except as noted, areas 
designated for industrial park development in this Plan should be protected from 
encroachment by unacceptable uses, in order to preserve industrial acreage and 
employment opportunities. Community and business support facilities and services 
should be pennitted in the industrial parks. Examples of such facilities are private 
schools, daycare centers and healthcare facilities; however, such uses should not exceed 
15 percent of the industrial land allocation. Approximately 12 acres of the subject site 
are currently entitled for corporate headquarters use from a previous action, 
implementing this MRNCP goal by leaving a remainder of approximately 38 acres, or 
63% of the original 60 acres identified in the MRNCP that could accommodate base 
sector use. 

The General Plan identifies the project site as Prime Industrial Land in the Economic 
Prosperity Element. Evaluation ofthe Prime Industrial land criteria of Appendix C, EP-l 
concluded that the site is not within proximity to resources of extraordinary value, as the 
major educational institution is some 12 miles to the west and the port is 18 miles to the 
south-west. Also, there are engineering workers at the nearby North Ridge site but 
neither that site or the subject site are within proximity to other resources of extraordinary 
value, eliminating any possible creation of a technology, campus environment. 
Evaluation of the Collocation/Conversion Suitability Factors concluded that, because the 
site is previously entitled for a day care center, a sensitive receptor use, the potential for 
future base sector development, beyond the existing corporate head quarters, is now less 
likely. The evaluation of the potential contribution of the area to the local and regional 
economy concluded that the total tax revenue estimated to be generated annually, in 2012 
dollars, is $1,967,206; the estimated annual cost of providing essential services, including 
water and sewer to the proposed development is $244,490; and the proposed entitlements 
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when fully constructed would annually generate approximately $1.7 million in net new 
General Fund Revenue. 

The applicant has submitted a Fiscal Revenue Generation Study which concluded that 
there is an identified demand for added retail space of 1,096,076 square feet in the 
Primary Market Area by 2012, providing the justification for a redesignation of land use 
from Industrial-Business Park to Community Commercial and implementing the 
Commercial goal for commercial use of the MRNCP to encourage attractive, accessible 
commercial development meeting community shopping and services requirements of the 
ranch. 

To conclude, the location of the proposed project adjacent to the I-IS and within the 
Mercy Interchange Gateway, the lack of proximity to resources of extraordinary value, 
the reduced potential for future base sector use on-site, the potential contribution of the 
area to the local economy and the Fiscal Revenue Generation Study have combined to 
provide a basis to remove the Prime Industrial identification and redesignate 22.42 acres 
of the 34.S-acre site from industrial to commercial use in conjunction with General Plan 
policies LU-A.3 and LU-A.4 and objectives for industrial supplemental employment and 
commercial development to meet community shopping and service needs in the MRNCP. 
This conclusion furthermore meets the requirement for having complied with the focused 
strategy from the Economic Prosperity Element of the General Plan to evaluate and 
preserve critically-located base sector areas but to allow, through comprehensive 
analysis, consideration or conversion of mixed-use or industrial land if it is not critical to 
the City's or region's base sector employment goals. Therefore, the proposed 
development will not adversely affect either the General Plan or the Miramar Ranch 
NOlih community plan. 

The project is located within the Federal Aviation Administration (FAA) Notification 
Area for the Marine Core Air Station (MCAS), the MCAS Airport Land Use 
Compatibility and the MCAS Airport Influence Area; however, the project has received 
clearance from the all of necessary agencies that the proposed project is not a hazard to 
air navigation. Therefore, the proposed development will not adversely affect the 
applicable land use plan. 

2. The proposed development will not be detrimental to the public health, safety, and 
welfare. 

The project site is located at 10137 Scripps Gateway Court in the CR-2-1 Zone and the 
Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS Airport 
Influence Area Zone within the Miramar Ranch North Community Plan. The 
development includes a Rezone from the IP-2-1 to CR-2-1, General Plan and Community 
Plan amendments, a Vesting Tentative Map, Easement Abandonments, Public Right-of
way Vacation Planned Development Pennit and a Conditional Use Pennit for the 
development of a variety of commercial uses, offices, movie theater and hotel. Approval 
of the permits, plan amendments and rezone would be processed conculTently. 
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The project is located within the Federal Aviation Administration (FAA) Notification 
Area for the Marine Core Air Station (MCAS), the MCAS Airport Land Use 
Compatibility and the MCAS Airport Influence Area; however, the project has received 
clearance from the all of necessary agencies that the proposed project is not a hazard to 
air navigation. 

All Uniform Building, Fire, Plumbing, Electrical, Mechanical Code and City regulations 
governing the constructions and continued operation of the development apply to this 
project to prevent adverse affects to those persons or properties in the vicinity of the 
project. Therefore, the project will not be detrimental to the public health, safety and 
welfare. 

The pelmits for the project contains specific conditions addressing project compliance 
with the City's codes, policies, regulations and other regional, State and federal 
regulations to prevent detrimental impacts to the health, safety and general welfare of 
persons residing and/or working in the area. Therefore, the proposed development will 
not be detrimental impacts to the health, safety and welfare. 

3. The proposed development will comply with the regulations of the Land 
Development Code including any allowable deviations pursuant to the Land 
Development Code. 

The project site is located at 10137 Scripps Gateway Court in the CR-2-1 Zone and the 
Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS AirpOli Land Use Compatibility and the MCAS Airport 
Influence Area Zone within the Miramar Ranch NOlih Community Plan. The 
development includes a Rezone from the IP-2-1 to CR-2-1, General Plan and Community 
Plan amendments, a Vesting Tentative Map, Easement Abandonments, Public Right-of
way Vacation Planned Development Permit and a Conditional Use Permit for the 
development of a variety of commercial uses, offices, movie theater and hotel. Approval 
of the permits, plan amendments and rezone would be processed concurrently. 

The proposal is requesting a rezone from the IP-2-1 to the CR-2-1 zone. The project will 
comply with all density, floor area ratio, parking, street design, open space, grading, 
landscape and other applicable development regulations ofthe CR-2-1 Zone, 
implemented and conditioned by the Planned Development Permit/Conditional Use 
Permit with the exception of height. The project proposes nine deviations to the height of 
various structures and for architectural projections including the hotel, the stand alone 
market, theater, and parking structure. Approval of the pennits, plan amendments and 
rezone would be processed conculTently. 

The proposed CR-2-1 Zone specifies a maximum height of60 feet. The applicant 
proposes nine deviations to the maximum height of the zone. The deviations have been 
requested to allow implementation of building heights, architectural elements, and to 
accommodate height of the parking structure and its shade/canopy elements. A deviation 
for structure height on the plaza enables the development of a landmark architectural 
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feature, such as a clock tower, bell tower, or other architectural features to designate the 
gateway to the community. The architectural features are complimentary to the project's 
architecture and the architecture of the existing Medlmpact office buildings. This will 
assist in achieving an objective of the Community Plan to develop the Mercy Interchange 
area as an attractive gateway to the community. Such a feature will provide a visible 
landmark to 1-15 travelers, as well as persons entering Miramar Ranch North. All other 
development regulations for the underlying zone shall apply to the project. 

Below is a list of the deviations for each proposed building. Some of the buildings meet 
the height requirement but add an architectural detail that exceeds the overall structure 
height. Therefore, with the final passage of the proposed rezone, the project will comply 
with the regulations of the Land Development Code including any allowable deviations 
pursuant to the Land Development Code. 

Zone CR-2-1 
Building Allowed Max. Structure Max. Height Deviation 

Height Height Architectural Features 
Building C (Market) 60 feet 60 feel 70 feet 10 feet 
Building E 60 feet 70 feet 70 feet 10 feet 
Building F 60 feet 70 feet 70 feet 10 feet 
Building G 60 feet 70 feet 70 feet 10 feet 
Building H 60 feet 85 feet 100 feet 40 feet 
(Theater) 
Building K 60 feet 60 feet 85 feet 25 feet 
Building L (Hotel) 60 feet 85 feet 100 feet 40 feet 
Building M (Office) 60 feet 95 feel 103 feet 43 feel 
Building P (Garage) 60 feet 85 feet 100 feet 40 feet 
Note: the elevations are conceptual and the heights of the buildings will vary but will not exceed the height 
indicated in Table 1. 

4. The proposed use is appropriate at the proposed location. 

The project site is located at 10137 Scripps Gateway Court in the CR-2-1 Zone and the 
Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 
Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS Airport 
Influence Area Zone within the Miramar Ranch North Community Plan. The 
development includes a Rezone from the IP-2-1 to CR-2-1, General Plan and Community 
Plan amendments, a Vesting Tentative Map, Easement Abandonments, Public Right-of
way Vacation Planned Development Pe1mit and a Conditional Use Permit for the 
development of a variety of commercial uses, offices, movie theater and hotel. Approval 
of the pelmits, plan amendments and rezone would be processed concunently. 

Originally, the existing Conditional Use Pennit (CUP) was to allow a childcare center to 
serve the MedImpact campus. The potential use of the childcare center will remain for 
the proposed Medlmpact building. The Watermark project is additionally proposing a 
theater in the northwest pOliion of the site, wrapped with retail stores at the base. The size 
ofthe theater could range from 5,000 to up to 45,000 square feet. Any theater over 5,000 
square feet requires a CUP in accordance with San Diego Municipal Code (SDMC) 
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Section 141.0623. With final passage ofthe proposed rezone, the theater would be 
located within the CR -2-1 zone which allows for the application of a CUP. The existing 
CUP is required to be amended to include the theater use. The location of the theater will 
be situated amongst other retail and commercial uses and comply with the underlying 
zone, and therefore it is an appropriate use at the proposed location. 

The above findings are supported by the minutes, maps and exhibits, all of which are 
incorporated herein by this reference. 

BE IT FURTHER RESOLVED, that, based on the findings hereinbefore adopted by the City 
Council, Planned Development Permit (PDP) No. 651597 and Conditional Use Permit (CUP) 
No. 651699 are hereby granted by the City Council to the referenced Owner/Permitee, in the 
forms, exhibits, terms and conditions as set forth in Permit Nos. 651597 and 651699, a copy of 
which is attached hereto and made a part hereof. 

RENEEMEZO 
Development Project Manager 
Development Services 

Adopted on: ______ _ 

Internal Order No. 23432396 
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RESOLUTION NUMBER R

ADOPTED ON XXXX 

DRAFT 

ATTACHMENT 7 

WHEREAS, on May 19, 2009, Scripps Highlands Partners, LLC, submitted an 

application to Development Services Department for a Rezone, Vesting Tentative Map, 

Public Right-of-Way Vacation, Easement Vacation, amendments to the General Plan and the 

Miramar Ranch North Community Plan, Planned Development Permit and Conditional Use 

Pelmit for the Watermark (Project); and 

WHEREAS, the matter was set for a public hearing to be conducted by the City Council 

of the City of San Diego; and 

WHEREAS, the issue was heard by the City Council on [DATE]; and 

WHEREAS, under Charter section 280(a) (2) this resolution is not subject to veto by the Mayor 

because this matter requires the City Council to act as a quasi-judicial body, a public hearing is 

required by law implicating due process rights of individuals affected by the decision, and the 

Council is required by law to consider evidence at the hearing and to make legal findings based 

on the evidence presented; and 

WHEREAS, the City Council considered the issues discussed in Environmental Impact 

RepOli No. 180357 Report) prepared for this Project; NOW THEREFORE, 

BE IT RESOLVED, by the City Council that it is celiified that the Report has been 

completed in compliance with the California Environmental Quality Act of 1970 (CEQA) 

(Public Resources Code Section 21000 et seq.), as amended, and the State CEQA Guidelines 

thereto (California Code of Regulations, Title 14, Chapter 3, Section 15000 et seq.), that the 

Report reflects the independent judgment of the City of San Diego as Lead Agency and that the 
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information contained in said Report, together with any comments received during the public 

review process, has been reviewed and considered by the City Council in connection with the 

approval of the Project. 

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081 and State CEQA 

Guidelines Section 15091, the City Council hereby adopts the Findings made with respect to the 

Project, which are attached hereto as Exhibit A. 

BE IT FURTHER RESOLVED, that pursuant to State CEQA Guidelines Section 15093, 

the City Council hereby adopts the Statement of Overriding Considerations with respect to the 

Project, which is attached hereto as Exhibit B. 

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081.6, the City 

Council hereby adopts the Mitigation Monitoring and RepOliing Program, or alterations to 

implement the changes to the Project as required by this City Council in order to mitigate or 

avoid significant effects on the environment, which is attached hereto as Exhibit C. 

BE IT FURTHER RESOLVED, that the Report and other documents constituting the 

record of proceedings upon which the approval is based are available to the public at the office 

of the CITY CLERK, 202 C STREET, SAN DIEGO, CA 92101. 

BE IT FURTHER RESOLVED, that THE CITY CLERK is directed to file a Notice of 

Determination with the Clerk of the Board of Supervisors for the County of San Diego regarding 

the Project [OPTIONAL] after final passage ofO-_______ rezoning the site from the 

existing [EXISTING ZONE] Zone into the [PROPOSED ZONE] Zone. 

APPROVED: [JAN GOLDSMITH, CITY ATTORNEY or DEVELOPMENT PROJECT 
MANAGER] 
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By: 
[NAME], [DEPUTY CITY ATTORNEY or DEVELOPMENT PROJECT MANAGER] 

ATTACHMENT(S): Exhibit A, Findings 
Exhibit B, Statement of Overriding Considerations 
Exhibit C, Mitigation Monitoring and Reporting Program 

EIR Resolution Form for Any Decision Maker 
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EXHIBIT C 

MITIGATION MONITORING AND REPORTING PROGRAM 

Rezone, Vesting Tentative Map, 

Public Right-of-Way Vacation, Easement Vacation, amendments to the General Plan and the 

Miramar Ranch North Community Plan, Planned Development Permit and Conditional Use 

Pelmit - PROJECT NO. 180357 

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

Resources Code Section 21081.6 during 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 A venue, Fifth 

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

Report No. 80357/ SCH No. 2010091079 shall be made conditions of Rezone, Vesting 

Tentative Map, Public Right-of-Way Vacation, Easement Vacation, and amendments to the 

General Plan and the Miramar Ranch North Community Plan, Planned Development Permit and 

Conditional Use Permit 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. 
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2. In addition, the ED shall verify that the MMRP ConditionslNotes that apply 
ONLY to the construction phases of this project are included VERBATIM, under 
the heading, "ENVIRONMENTALIMITIGATION 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: 

http://www.sandiego.gov/development-serviceslindustry/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 surety instruments or bonds from private 
Permit Holders to ensure the long telm performance or implementation of 
required mitigation measures or programs. The City is authorized to recover its 
cost to offset the salary, overhead, and expenses for City personnel and programs 
to monitor qualifying projects. 

GENERAL REQUIREMENTS -
issuance/Prior to start of construction) 

Post Check (After permit 

1. PRE CONSTRUCTION MEETING IS TEN (10) WORKING 
DAYS PRIOR TO BEGINNING ANY WORK ON THIS PROJECT. The 
PERMIT HOLDER/OWNER is responsible to arrange and perform this meeting 
by contacting the CITY RESIDENT ENGINEER (RE) of the Field Engineering 
Division and City staff from MITIGATION MONITORING COORDINATION 
(MMC). Attendees must also include the Permit holder's Representative(s), Job 
Site Superintendent and the following consultants: Not applicable. 

Note: Failure of all responsible Permit Holder's representatives and consultants 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, applicant t 

is also required to call RE and MMC at 858-627-3360 

2. MMRP COMPLIANCE: This Project, Project Tracking System (PTS) Number 
180357 and/or Environmental Document Number 180537, shall conform 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 reduced or changed but 
may be annotated (i.e. to explain when and how compliance is being met and 
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location of verifying proof, etc.). Additional clarifying infonnation may also be 
added to other relevant plan sheets and/or specifications as appropriate (i.e., 
specific locations, times of monitoring, methodology, etc. 

Note: Permit Holder's Representatives must alert RE and MMC if there are any 
discrepancies in the plans or notes, or any changes due to field conditions. All conflicts 
must be approved by RE and MMC BEFORE the work is performed. 

3. OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other 
agency requirements or pennits shall be submitted to the RE and MMC for review 
and acceptance prior to the beginning of work or within one week of the Pennit 
Holder obtaining documentation of those pennits or requirements. Evidence shall 
include copies of pennits, letters of resolution or other documentation issued by 
the responsible agency: Not Applicable 

4. MONITORING EXHIBITS: All consultants are required to submit, to RE and 
MMC, a monitoring exhibit on a llx17 reduction of the appropriate construction 
plan, such as site plan, grading, landscape, etc., marked to clearly show the 
specific areas including the LIMIT OF WORK, scope of that discipline's work, 
and notes indicating when in the construction schedule that work will be 
performed. When necessary for clmification, a detailed methodology of how the 
work will be perfonned shall be included. 

NOTE: Surety and Cost Recovery - When deemed necessary by the Development 
Services Director or City Manager, additional surety instruments or bonds from the 
private Permit Holder may be required 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 salary, overhead, and expenses for City 
personnel and programs to monitor qualifying projects. 

5. OTHER SUBMITTALS AND INSPECTIONS: The Permit Holder/Owner's 
representative shall submit all required documentation, verification letters, and 
requests for all associated inspections to the RE and MMC for approval per the 
following schedule: 

DOCUMENT SUBMITTAL/INSPECTION CHECKLIST 

Issue Area Document Submittal Associated Inspection! ApprovalslN otes 

General Consultant Qualification Letters Prior to Preconstruction Meeting 

General 
Consultant Construction Prior to or at Preconstruction Meeting 
Monitoring Exhibits 

Traffic Traffic Reports Traffic Features Site Observation 

Waste 
Waste Management Reports Waste Management Inspections 

Management 



ATTACHMENT 7 

Bond Release Request for Bond Release Letter 
Final MMRP Inspections Prior to Bond 
Release Letter 

Transportation/Traffic Circulation/Parking 

MM 5.2-1 Prior to issuance of the first construction pennit, Owner/Permittee shall assure by 
pennit and bond the reconfiguration to shift the westbound through lanes on Scripps Poway 
Parkway to the north and provide additional queuing length for westbound traffic on Scripps 
Poway Parkway to the interchange. The "back-to-back" left tum lanes will be eliminated and 
additional queuing for traffic turning left from Scripps Poway Parkway to southbound 1-15 will 
be provided. Reduction in the width of raised median on Scripps Poway Parkway east of the 
interchange will be required. All work to be done to the satisfaction of the City Engineer. 

MM 5.2-2 Prior to issuance ofthe first construction pennit, Owner/Pennittee shall assure by 
pennit and bond the provision of a triple left-tum at Scripps Poway Parkway and Scripps 
Highlands Drive intersection by re-striping the northbound leg to take a thru-Iane and make a 
shared left-thru lane. The pedestrian crossing on the west leg of the intersection will be 
removed. Additionally, a northbound right-tum overlap will be provided. All work to be done 
to the satisfaction ofthe City Engineer. 

Air Quality 

MM 5.4-1. Standard dust control measures would be employed during construction. These 
standard dust control measures include the following: 

Ill> Watering active grading sites a minimum of three times daily 
Ill> Apply soil stabilizers to inactive construction sites 
Ill> Replace ground cover in disturbed areas as soon as possible 
<II Control dust during equipment loading/unloading (load moist material, ensure at 

least 12 inches of freeboard in haul trucks 
<II Reduce speeds on unpaved roads to 15 mph or less 
<II Water unpaved roads a minimum of three times daily 

These dust control measures would reduce the amount of fugitive dust generated during 
construction to below a level of significance. 

The above mitigation monitoring and reporting program will require additional fees and/or 
deposits to be collected prior to the issuance of building pelmits, certificates of occupancy and/or 
final maps to ensure the successful completion of the monitoring program. 



EXHIBIT "A" & "B" 

DRAFT 

FINDINGS OF FACT AND 
STATEMENT OF OVERRIDING CONSIDERATIONS REGARDING 

FINAL ENVIRONMENTAL IMPACT REPORT 
FOR THE WATERNIARK PROJECT 

City of San Diego Project No. 180357 
SCH. No. 2010091079 

The attached Findings of Fact and Statement of Overriding Considerations (SOC) are draft 
and may be modified as the proceeds thwugh the hearing process. 

1. Per the Californina Environmental Quality Act (CEQA) Section 15132, the Findings and 
SOC are not considered part of the enviornmental document but are made after the decision 
makers have considered the final environmental document. 

2. These Findings and SOC have been submitted by the project applicant as candidate findings 
to be made by the decision-making body. 

3. The Enviwnmental Analysis Section of the City's Development Services Department does 
not recommed that the discretionary body either adopt or reject these Findings and SOC. 
They have been attached to allow the readers of this document an opportunity to review 
potentail reasons for approving the PROJECT despite the significant unmitigable effects 
identified in the Environmental Impact Report (ErR). 
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I. 
INTRODUCTION 

A. Findings of Fact and Statement of Overriding Considerations 

The California Environmental Quality Act (CEQA) (pub. Res. Code §§ 21000, et seq.) and the State 
CEQA Guidelines (Guidelines) (14 Cal. Code Regs §§ 15000, et seq.) promulgated thereunder, 
require that the environmental impacts of a project be examined before a project is approved. 
Specifically, regarding findings, Guidelines Section 15091 provides: 

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

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

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

3. Specific economic, legal, social, technological, or other considerations make 
infeasible the mitigation measures or project alternatives identified in the final EIR. 

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

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

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

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

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

The "changes or alterations" referred to in Section 15091 (a) (1) above, that are required in, or 
incorporated into, the project which mitigate or avoid the significant environmental effects of the 
project, may include a wide variety of measures or actions as set forth in Guidelines Section 15370, 
including: 
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(a) Avoiding the impact altogether by not taking a certain action or parts of an action. 

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

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

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

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

Regarding a Statement of Overriding Considerations, Guidelines Section 15093 provides: 

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

(b) \Vhen the lead agency approves a project which will result in the occurrence of 
significant effects which are identified in the final EIR but are not avoided or 
substantially lessened, the agency shall state in writing the specific reasons to support its 
action based on the final EIR and/ or other information in the record. The statement of 
overriding considerations shall be supported by substantial evidence in the record. 

(c) If an agency makes a statement of overriding considerations, the statement should be 
included in the record of the project approval and should be mentioned in the notice of 
determination. This statement does not substitute for, and shall be in addition to, 
findings required pursuant to Section 15091. 

Having received, reviewed and considered the Final Environmental Impact Report for the General 
Plan Amendment, Community Plan Amendment, Rezone, Vesting Tentative Map (VTwI), Planned 
Development Permit, Conditional Use Permit, and Street Vacation for the Watermark Project, City 
of San Diego Project No. 180357/State Clearinghouse No. 2010091079 (Final EIR), as well as all 
other information in the record of proceedings on this matter, the following Findings of Fact and 
Statement of Overriding Considerations (Findings) are hereby adopted by the City of San Diego 
(City) in its capacity as the CEQA Lead Agency. These Findings set forth the environmental basis 
for current and subsequent discretionary actions to be undertaken by the City and responsible 
agencies for the implementation of the proposed project. 

B. Record of Proceedings 

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

" 

The Notice of Preparation (NOP) and all other public notices issued by the City In 

conjunction with the proposed project; 

The Final EIR for the proposed project; 
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.. 

.. 

.. 

" 

.. 

.. 

" 

.. 

" 

The Draft EIR; 

All documents and public testimony from the January 13, 2010, scoping meeting; 

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

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

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

The Mitigation Monitoring and Reporting Program (lvlMRP); 

The reports and technical memoranda included or referenced in Responses to Comments 
and/ or in the Final EIR; 

All documents, studies, EIRs, or other materials incorporated by reference in the Draft EIR 
and the Final EIR; 

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

Any documents expressly cited in these Findings; and 

Any other relevant materials required to be in the record of proceedings by Public Resources 
Code Section 21167.6(e). 

All project approvals for the Scripps Gateway project, including the Scripps Gateway Final EIR 
(LDR No. 92-0466/ SCH No. 92101036), CUP/PID No. 99-1027, and CUP No. 
174323/PDP No. 174234 Extension of Time. 

.. All ordinances and resolutions adopted in connection with the \Vatermark project. 

All project application materials. 

C. Custodian and Location of Records 

The documents and other materials which constitute the administrative record for the City's actions 
related to the project are located at the City of San Diego, Development Services Center, 1222 First 
Avenue, Fifth Floor, San Diego, CA 92101. The City Development Services Center is the custodian 
of the administrative record for the project. Copies of these documents, which constitute the record 
of proceedings, are and at all relevant times have been and will be available upon request at the 
offices of the City Development Services Center. This information is provided in compliance with 
Public Resources Code Section 21 081. 6 (a) (2) and Guidelines Section 15091(e). 
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II. 
PROJECT SUMMARY 

A. Project Location 

The regional and local setting of the project is discussed in Section 2.0, Environmental Setting, of the 
Final EIR. The proposed Watermark project is located in the ]\';liramar Ranch North community of 
the City of San Diego, within San Diego County. The Watermark project site is located in the 
southeast quadrant of Interstate 15 (I-iS) and Scripps Poway Parkway. Situated south of Scripps 
Poway Parkway, east of 1-15, a distance north of Mira Mesa Boulevard, and west of Scripps 
Highlands Drive, the Watermark project site encompasses approximately 34.39 acres, with 22.42 
acres to be developed as a mix of office and retail (referenced in the EIR as "Area A" of the project 
site) and 11.97 acres remaining as the Medlmpact office complex (referenced in the EIR as "Area B" 
of the project site). The 1-15 freeway forms the project site's western boundary. Single-family 
residential development within the Scripps Highlands neighborhood occurs east and south of the 
project site at elevations above the project site. Steep slopes vegetated in native habitat and 
preserved through an open space easement separate the \'V'atermark site from the Scripps Highlands 
residential neighborhood on the south and east. North of the project is a small neighborhood 
commercial center (with hotels and restaurants), and office buildings are located to the northeast of 
the project site. 

B. Project Background 

The \'V'atermark project site was a part of the larger Scripps Gateway project site (LDR No. 92-
0466). Approved in July 1998, the Scripps Gateway project resulted in the subdivision of the original 
242.1-acre property and zoning the property for residential, commercial retail, and industrial park 
uses through the approval of a General Plan/Community Plan Amendment, Tentative Map, 
Planned Industrial Development (PID) , Planned Commercial Development (PCD) , and Planned 
Residential Development permits and associated actions. Consistent with the original approvals, 
residential development has occurred east and south of the \'V'atermark site, and retail commercial 
and office uses have occurred to the north. 

The \'V'atermark portion of the Scripps Gateway project is identified as the location of the industrial 
park uses, originally approved as a Planned Industrial Development (PID) permit, and was zoned 
M-IP (now the IP-2-1 zone) as part of the original approvals. A Final EIR for the Scripps Gateway 
project (dated July 16, 1998) was certified for the existing approvals/previous project (LDR No. 92-
0466; SCH No. 92101036). 

The PID portion of the Scripps Gateway project (i.e., the entire Watermark project site) was 
subsequently amended in 2001, granting approval for Medlmpact to construct its corporate campus 
to be comprised of seven buildings for use as corporate office, employee training, a cafeteria, 
exercise facility, and child care facility (for employee use only) for a total of 658,456 square feet. 
Public improvements and mass grading was completed at the Medlmpact site in 2002. In early 
2008, construction began on previously approved Lot 1 of the Medlmpact site. Current project 
approvals included an approved Conditional Use Permit (CUP), PID Permit, Planned Development 
Permit (PDP), and Extension of Time (CUP/PID No. 99-1027; CUP No. 174323/PDP No. 174234 
Extension of Time). 
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C. Project Description 

To implement the \'Vatermark project, the project applicant is requesting approval of an Amendment 
to the l'vliramar Ranch North Community Plan and associated General Plan Amendment to change 
the land use designation from Industrial/Business Park to Regional Commercial, a General Plan 
Amendment to remove the Prime Industrial Lands identification from a portion of the project site, a 
Rezone for a portion of the project site from IP-2-1 (Industrial-Park) to CR-2-1 (Commercial
Regional), a Vesting Tentative Map, a PDP with Design Guidelines, a Street Vacation for Scripps 
Gateway Court, and a CUP for a movie theater. The elements of these various project actions are 
described in detail in Section 3.0, Pro/ect Description, of this EIR. 

Development is occurring on Lots 1 and 2 of the project site in accordance with existing project 
approvals for the Medlmpact development. Existing project approvals include an approved CUP, 
PID Permit, PDP, and Extension of Time (CUP/PID No. 99-1027; and CUP No. 174323/PDP 
No. 174234 Extension of Time). An AddendullJ to an EnvironlJJental Impact Repol1 No. 92-0466 was 
prepared for PID No. 99-1027. The existing approvals allow for the construction of two Class A 
office buildings, totaling 350,743 square feet, and four additional buildings as the new corporate 
headquarters for Medlmpact Healthcare Systems, Inc. The first of the two buildings (approximately 
155,000 square feet) and parking structure have been constructed on the site (Area B). Total 
development approved for MedImpact is 658,456 square feet. The proposed project includes 
changes to the approved MedImpact PID, which involves constructing a restaurant in the northeast 
corner of MedImpact Lot 1 and shared use of parking garages on Medlmpact Lots 1 and 2. 

Table 1, Proposed Prqject Del)elopmellt Intensity, shows the proposed development for the \'Vatermark 
project, including the existing approvals in effect on the site. In order to allow flexibility in the mix 
of regional commercial office and/or retail uses in a manner that is reflective of market conditions 
for employment and retail serving uses, the Traffic Impact Analysis for Watermark (TIA) , dated 
November 12, 2012, is based on a "target development intensity." It is the target development 
intensity that forms the basis of analysis in this EIR. Depending on the needs of the marketplace at 
the time development occurs, other mixes of office and retail development could occur and may 
result in more or less than the target development intensity, provided that the overall development 
remains consistent with the TIA for both total traffic generated and the amount of peak-hour 
directional trips and that the development complies with the \'Vatermark Architectural Design 
Guidelines. Therefore, the following table includes the target development intensity, as well as the 
minimum and maximum development intensity range, that could be developed subject to the 
limitations of the Traffic Impact Analysis. 
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Table 1. Proposed Project Development Intensity 

DEVELOPl\tIENT INTENSITY 

USE PROPOSED 1 
APPROVED 
(Lots 1 and 2) Development Intensity Target Development 

Commercial Office 350,743 sq. ft. 2 

Commercial Retail --

Entertainment (fheater) --

Hotel (130 rooms) --

1 Includes approved project of 350,743 square feet. 
2 Constructed on Lot 1 - 155,000 square feet. 

Range Intensity 

400,000 - 658,456 sq. ft. 502,112 sq. ft. 

0- 500,000 sq. ft. 316,000 sq. ft. 
o - 45,000 sq. ft. 43,917 sq. ft. 
0- 100,000 sq. ft. 90,540 sq. ft. 

TOTAL 953,566 sq. ft. 

The proposed PDP includes the development square footage for the \'\1atermark project and would 
supplant the existing vested approvals in effect on the project site (see discussion above). For the 
purposes of the EIR, the approved on-going development approved for Area B will be considered 
as part of the existing conditions, unless as otherwise noted in the EIR. 

D. Discretionary Actions 

For the \'\1atermark project, the following discretionaty actions are required: 

General Plan Amendment and Community Plan Amendment The approximately 
34.96-acre project site is located within the Miramar Ranch North Community Plan Area 
and is designated for Industrial/Business Park uses. The project proposes to change the land 
use designation to Regional Commercial. Because the Community Plan would be amended, 
this would result in an amendment to the City's General Plan, as the Community Plan 
functions as the land use plan for the Miramar Ranch North community of the City. 

The project site is identified as a location for Prime Industrial Lands in the City. Prime 
Industrial Lands are defined in the Economic Prosperity Element of the City's General Plan 
as "areas that sllppod expod-oriented base sector actiIJities JIIch as cotporate headqlladet'J, }varehollJe 
disttiblltiol1, hea'!Y or light mallltjactming, research and deIJelopment IIses. These areas are pad of eIJeli larger 
areas that proIJide a significant benefit to the regional econo/I!)' and meet General Plan goals and objectilJes to 
encourage a strong economic base." In order to develop the site with the proposed mix of 
commercial and office uses, the project would remove the Prime Industrial Lands 
identification from Area A of the project site and would change the General Plan land use 
designation from Industrial to Regional Commercial for Area A. The General Plan would 
need to be amended to reflect these changes. 

Rezone - A rezone is proposed for a portion of the site to change the existing IP-2-1 zone 
to CR-2-1. 

Vesting Tentative Map (VTJ\il) - In order to facilitate development of the Watermark 
project, a VTM is processed. The Watermark VTM details proposed grading for the project, 
as well as necessary infrastructure, and has been prepared in accordance with the guidelines 
of the State Subdivision Map Act and City of San Diego requirements. 
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Planned Development Permit (PDP) - The PDP approval would establish the Design 
Guidelines and development intensity ranges for the project and allows for minor variations 
to the regulations of the proposed CR-2-1 zones through proposed deviations. The 
deviations would provide for a superior project than could occur with a strict interpretation 
of the CR-2-1 zone regulations. 

Conditional Use Permit (CUP) - A CUP is required for the proposed movie theater. 

Street Vacation - The Street Vacation is required to vacate a Scripps Gateway Court. In its 
place, a private drive would provide vehicular, bicycle, and pedestrian access for the project 
to efficiently serve existing (NIedImpact facilities on Area B) and proposed developments. 

Environmental Impact Report - Concurrent with the \'<1atermark discretionary actions, 
the EIR has been prepared in accordance with the provisions of the CEQA. The EIR (City 
of San Diego Project No. 180357/SCH No. 2010091079) evaluates the land use, circulation, 
and infrastructure improvements resulting from implementation of the \'<1atermark project 
and the potential environmental impacts that would result from their implementation. 
Review and certification of this EIR by the decision maker would complete the 
environmental review for the project in accordance with CEQA and City regulations. 

As described in Section 1.4, Responsible and Tmstee Agencies, of this EIR, review by Caltrans, a State 
agency, would be required for the proposed project. 

Caltrans - Project features which necessitate encroachment into freeway easements and 
access rights for improvements within Caltrans' rights-of-way would require coordination 
with Caltrans for those improvements. 

Additionally, the project requires review by the Regional Water Quality Control Board (RWQCB) 
and the Federal Aviation Administration (FAA). 

NPDES Permit - The project would comply with National Pollutant Discharge 
Elimination System (NPDES) requirements for discharge of storm water runoff associated 
with construction activity. Compliance also requires conformance with applicable Best 
Management Practices (BMPs) and development of a Storm \'<1ater Pollution Prevention 
Plan (SWPPP) and monitoring program plan. (Water quality is addressed in Section 5.12, 
J-l}dlVlo!!),/If7ater Ouality, of this EIR.) 

Obstruction Evaluation/Airport Airspace Analysis, Part 77 Determination (Federal 
Aviation Administration) - The project's proximity to MCAS - Miramar requires 
notification to the Federal Aviation Administration (FAA) in order to conduct an 
Obstruction Evaluation/ Airport Airspace analysis under Title 14 code of Federal 
Regulations, Part 77. The project has completed an initial request for the aeronautical study 
and has received Determination of No Hazard to Air Navigation for the project (see 
Appendix N). Individual structures would be required to file subsequent notification to the 
FAA at least 30 days before the earlier of a) the date proposed construction or alteration is 
to begin, or b) the date the application for a construction permit would be filed. 
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Additionally, the \'V'atermark project was reviewed for consistency with the Marine Corps Air 
Station (l'vICAS) Miramar Airport Land Use Compatibility Plan (ALUCP) by the San Diego 
County Regional Airport Authority Airport Land Use Commission (ALUC). The project site 
is located within Review Area 2 of the Airport Influence Areas (AlA) for the MCAS 
Miramar ALUCP. Based on its letter dated August 9, 2010, the ALUC staff determined that 
a determination of consistency with the ALUC is not required pursuant to Policies 2.6.1 (a) (2) 
and 2.6.1(b)(2) of the MCAS :Miramar ALUCP. 

E. Statement of Project Purpose and Objectives 

Project PlIrpose 

The purpose of the \'V'atermark project is to create a viable mix of commercial retail, Visitor 
commercial, office, and entertainment uses that would serve the adjacent residential neighborhoods, 
the Miramar Ranch North community, and adjacent communities. The project's location and 
proposed uses would serve to reduce trips to outlying areas for similar retail services while also 
expanding employment uses proximate to residential development. 

Project Okjectives 

The project objectives associated with the \'V'atermark project are as follows: 

Create a coherent and signature design statement at a community gateway to Miramar Ranch 
North. 
Provide flexibility in the allocation of commercial office and retail development based on 
market demand and consistent with limitations established by the Traffic Impact Analysis 
prepared for the project. 
Allow for retail uses currently unavailable in the surrounding market area. 
Implement design guidelines that would ensure high quality design and aesthetics, creating a 
landmark for the community. 
Provide quasi-public space for community use in the form of a pedestrian plaza as a focal 
point for the project, which would function as a lively gathering place for visitors, 
employees, and neighbors. 
Implement transportation (vehicular, bicycle, and pedestrian) improvements that would 
improve operations of the current roadway and bicycle network and would encourage 
pedestrian use. 
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III. 
ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION 

The City determined that the proposed project may have a significant effect on the environment and 
that a EIR should be prepared to analyze the potential impacts associated with approval and 
implementation of the proposed project. In accordance with CEQA Guidelines Section 15082(a), a 
Notice of Preparation (NOP), dated September 24, 2010, was prepared for the project and 
distributed to all Responsible and Trustee Agencies, as well as other agencies and members of the 
public who may have an interest in the project. The purpose of the NOP was to solicit comments 
on the scope and analysis to be included in the EIR for the proposed Watermark project. A copy of 
the NOP and letters received during its review are included in Appendix A to the EIR. In addition, 
comments were also gathered at a public scoping session held for the project on January 13, 2010 
(see Appendix B). Based on an initial review of the project and comments received, the City of San 
Diego determined that the EIR for the proposed project should address the following 
environmental issues: Land Use; Transportation/Traffic Circulation/Parking; Visual 
Quality /Neighborhood Character; Air Quality; Global Climate Change; Energy; Noise; Biological 
Resources; Historical Resources; Geologic Conditions; Paleontological Resources; Hydrology/Water 
Quality; Health and Safety; Public Services and Facilities; Public Utilities; Growth Inducement; and 
Cumulative Effects. 

The Draft EIR for the proposed project was then prepared and circulated for review and comment 
by the public, agencies and organizations for a 45-day public review period that began on February 
28, 2013 and ended on April 14, 2013. A Notice of Completion (NOC) and copies of the EIR and 
technical appendices were provided to the State Clearinghouse, Office of Planning and Research 
(SCH No. 2010091079) on February 28, 2013. The Draft EIR and technical appendices were also 
directly sent to all applicable local, state, and federal agencies, including U.S. EPA, U.S. Fish & 
Wildlife Service, U.S. Army Corps of Engineers, Caltrans Planning, California Department of Fish & 
Game, Regional Water Quality Control Board, State Clearinghouse, California Air Resources Board, 
and the Native American Heritage Commission. A notice of availability of the Draft EIR for review 
was mailed to residents in the vicinity of the project site· and non-residential property owners 
expressing an interest in the project. The notice of availability was also filed with the City Clerk and 
posted in the San Diego Daily Transcript, and the required notice was provided to the public 

As noted, the public comment period on the Draft EIR concluded on April 14, 2013. The City 
received 28 letters of comment on the proposed project. The City prepared responses to those 
comments, which are incorporated into the Final EIR. On [date], the City of San Diego Planning 
Commission held a public hearing and recommended to the San Diego City Council approval of the 
project and certification of the Final EIR. On [date], the City Council held a public hearing to 
consider the project and, by a [_] vote, certified the Final EIR, adopted these findings of fact, and 
the accompanying Statement of Overriding Considerations, and approved the \Vatermark project. 
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IV. 
GENERAL FINDINGS 

The City hereby finds as follows: 

" 

" 

" 

.. 

.. 

.. 

" 

.. 

" 

The City is the "Lead Agency" for the proposed project evaluated in the Final EIR. 

The Draft EIR and Final ElR were prepared in compliance with CEQA and the Guidelines. 

The City has independently reviewed and analyzed the Draft EIR and the Final ElR, and these 
documents reflect the independent judgment of the City Council and the City of San Diego. 

The City of San Diego's review of the Draft ElR and the Final EIR is based upon CEQA, the 
CEQA Guidelines, and the City of San Diego California Environmental Quality Act Significance 
Determination Thresholds - Development, Services Department Oanuary 2011) (CEQA 
Significance Determination Thresholds). 

A Mitigation Monitoring and Reporting Program (NIMRP) has been prepared for the proposed 
project, which the City has adopted or made a condition of approval of the proposed project. 
That MMRP is included as Section 11.0 of the Final EIR, is incorporated herein by reference 
and is considered part of the record of proceedings for the proposed project. 

The MMRP designates responsibility and anticipated timing for the implementation of 
mitigation. The City will serve as the MMRP Coordinator. 

In determining whether the proposed project has a significant impact on the environment, and 
in adopting these Findings pursuant to Section 21081 of CEQA, the City has complied with 
CEQA Sections 21081.5 and 21082.2. 

The impacts of the proposed project have been analyzed to the extent feasible at the time of 
certification of the Final EIR. 

The City has reviewed the comments received on the Draft EIR and Final ElR and the 
responses thereto and has determined that, in accordance with CEQA Guidelines Section 
15088.5, neither the comments received nor the responses to such comments add significant 
new information regarding environmental impacts to the Draft EIR or Final ElR, no new 
impacts and/or mitigation measures have been identified, and that recirculation of the ElR is 
not necessary. The City has based its actions on full appraisal of all viewpoints, including all 
comments received up to the date of adoption of these Findings and Statement of Overriding 
Considerations, concerning the environmental impacts identified and analyzed in the Final ElR. 
The City has included new information in the Final ElR, but the new information merely 
clarifies and amplifies the information in the Draft ElR. This new information does not alter 
the EIR in a way that deprives the public of a meaningful opportunity to comment upon a 
substantial adverse environmental effect of the project or a feasible way to mitigate or avoid 
such an effect. No significant new information is provided by the inclusion of this information 
that would require recirculation of the ElR. 

The City has made no decisions that constitute an irretrievable commitment of resources toward 
the proposed project prior to certification of the Final EIR, nor has the City previously 
committed to a definite course of action with respect to the proposed project; 
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.. 

.. 

Copies of all the documents incorporated by reference in the Final ErR are and have been 
available upon request at all times at the offices of the City, custodian of record for such 
documents or other materials; and 

Having received, reviewed, and considered all information and documents in the record, the City 
hereby conditions the proposed project and finds as stated in these Findings. 

Page I 11 



V. 
SUMMARY OF IMPACTS 

Section 5.0 of the Final EIR presents the Environmental AnalYsis of the proposed project. Based on 
the analysis contained in Section 5.0 of the Final EIR, the Final EIR concludes that the proposed 
Watermark project will have no significant impacts and require no mitigation with respect to the 
following issues: 

.. 

.. 

" 

.. 

" 

" 

" 

" 

.. 

.. 

.. 

" 

.. 

Land Use 

Transportation/Traffic Circulation/Parking 
Freeway segments, metered freeway ramps 
Effects on existing public access to beaches, parks, and open space areas 
Congestion Management Program 
Hazards 
Emergency access 
Public transit, bicycle, pedestrian plans policies, and programs 
Parking 

Visual Quality/Neighborhood Character 

Air Quality 
Plan consistency 
Violation of air quality standard 
Sensitive receptors 
Objectionable odors 

Global Climate Change 

Energy 

Noise 

Biological Resources 

Historical Resources 

Geological Resources 

Paleontological Resources 

Hydrology /Water Quality 

Health and Safety 

Public Services and Facilities 
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.. Public Utilities 

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

.. 

.. 

Transportation/Traffic Circulation/Parking (direct) 
Intersections 

Air Quality (direct) 
Particulate Matter (temporary - during construction) 

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

.. Transportation/Traffic Circulation (direct and cumulative) 
Street Segments 
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VI. 
FINDINGS REGARDING IMPACTS 

A. Transportation/Traffic Circulation 

Environmental Impact: The project would result in traffic generation in excess of specific 
community plan allocation and an increase in project traffic which is substantial in relation to the 
existing traffic load and capacity of the street system based on the City's CEQA Significance 
Determination Thresholds, resulting in a substantial impact upon existing or planned transportation 
systems. 

Finding: The project would result in significant direct impacts to street segments and intersections. 
The impacts to intersections are considered significant but mitigable. Impacts to street segments are 
considered significant and unmitigable. Changes or alterations have been required in or incorporated 
into the project which will lessen the significant environment effects of the project related to traffic. 
These changes or alterations, however, will not reduce all transportation/traffic circulation impacts 
to below a level of significance and the project is expected to have a significant adverse impact on 
traffic. The City finds that there are no other feasible mitigation measures that will mitigate the 
impact to below a level of significance, and that specific economic, social, technological or other 
considerations make infeasible the alternatives identified in the Final EIR. As described in the 
Statement of Overriding Considerations, the City has determined that this impact is acceptable 
because of specific overriding considerations. 

Facts in Support of Finding: Section 5.2 of the Final EIR, incorporated herein by reference, 
describes the project's impacts on traffic, including impacts to street segments, intersections, freeway 
segments, freeway ramp meters, and Congestion Management Program (CMP) arterials. Urban 
Systems Associates, Inc. (USAI) prepared a traffic study, titled Traffic Impact Analysis for 
Watermark (November 12, 2012) (Final EIR Appendix C), incorporated herein by reference, that 
examined the effects of the proposed \V'atermark project on the existing and planned circulation 
system based on the anticipated development of the project and build-out of the community. 

In order to determine a scope of work for the Transportation Impact Study, staff of USAI 
completed a preliminary analysis and met with City Transportation staff. Based on the meeting, 
study area intersections and street segments were identified for the analysis and traffic generation 
and distribution was determined. The preliminary analysis was based on a SANDAG Series 11 
travel forecast and both machine and manual traffic counts of the existing daily and peak hour 
traffic flow data for the study intersections and street segments. 

The traffic generation of the \V'atermark project was based on trip generation rates found in the City 
of San Diego's May 2003 Trip Generation Manual. The project traffic was added to the Existing, 
Near Term and Horizon Year 2030 scenarios resulting in an impact analysis which analyzed six 
scenarios: Existing, Existing with Project, Near Term Without Project, Near Term With Project, 
Horizon Year 2030 Without Project, and Horizon Year 2030 With Project. The term Near Term is 
meant to discuss a condition occurring within the next several years to reflect the proposed project's 
opening day. This reflects the best information available for determining what traffic would be in 
the next several years. The analysis year used for transportation modeling purposes is the Year 2030. 
SANDAG Series 11 select zone analysis was used to determine the distribution of project traffic and 
future with project traffic volumes. 
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The study area for the proposed project included the following existing intersections and roadway 
segments: 

Study Area Street Segments & Intersections 

Street Segments 
Road I Segment 

Black Mountain Road Mercy Rd./Park Village Dr. 
Westview Parkway/Mercy Rd. 
Capricorn Way/Westview Parkway 

Mercy Road Black Mountain Rd/Kika Court 
Kika Court/ Alemania Rd. 
Alemania Rd./I-15 SB Ramps 

Scripps Poway Parkway 1-15 NB Ramps/Scripps Highlands Dr. 
Scripps Highlands Dr./Scripps Summit Dr. 
Scripps Summit Dr./Spring Canyon Rd. 
Spring Canyon Rd./Scripps Creek Dr. 
Scripps Creek Dr./Cypress Canyon Rd. 
Cypress Canyon Rd./Vail Court 
Angelique Street/Pomerado Rd. 
Pomerado Rd./Kirkham Rd. 

Intersections 
Number Intersection 

1 Park Village Rd./Black Mountain Rd. 
2 Mercy Rd./Black Mountain Rd. 
3 Westview Pkwy/Black Mountain Rd. 
4 Capricorn Way/Black Mountain Rd. 
5 Kika Court/Mercy Rd. 
6 Mercy Rd./ Alemania Rd. 
7 Mercy Rd./I-15 SB Ramps 
S Scripps Poway Pkwy/I-15 NB Ramps 
9 Scripps Poway Pkwy/Scripps Highlands Dr. 
10 Scripps Highlands Dr./Scripps Gateway Ct. 
11 Scripps Poway Pkwy/Scripps Summit Dr. 
12 Scripps Poway Pkwy/Spring Canyon Rd. 
13 Scripps Poway Pkwy/Scripps Creek Dr. 
14 Scripps Poway Pkwy/Cypress Canyon Rd. 
15 Scripps Poway Pkwy/Springbook Dr. 
16 Scripps Poway Pkwy/Pomerado Rd. 
17 Scripps Poway Pkwy /Kirkham Dr. 

Ramp meters at freeway entrances in the study area currently exist at: 

.. 1-1 S /Mercy Road 
I-1S/Scripps Poway Parkway 

The study area also includes a freeway mainline analysis of 1-1 S at the following: 

" SR-163/SR-S2 
.. Miramar Road/SR-163 
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.. 

.. 

.. 

.. 

.. 

.. 

.. 

.. 

Carroll Canyon Road/Nliramar Road 

Carroll Canyon Road/Mira Mesa Boulevard 

Nlira Mesa Boulevard/Scripps Poway Parkway 

Scripps Poway Parkway/Poway Road 

Poway Road/SR-56 

SR-56/Carmel Mountain Road 

Carmel Mountain Road/Camino Del Norte 

Camino Del Norte/Rancho Bernardo Road 

The project site is adjacent to and shares access with the existing (Bldg. 1) and entitled (Bldg. 2) 
Med-Impact Single-Tenant Office buildings. This development has been considered an "other 
project" for offsite analysis (Bldg. 1 was under construction but not yet open at the time of existing 
traffic counts) and has been considered part of the "whole site" for access analysis purposes. The 
proposed development would be expected to generate a maximum 21,509 ADT at driveways with 
648 trips in the AM peak hour (501 inbound and 148 outbound) and 2,003 trips in the PM peak 
hour (978 inbound and 1,025 outbound). The proposed development would be expected to generate 
a maximum 18,552 cumulative ADT with 583 trips in the AM peak hour (455 inbound and 127 
outbound) and 1,726 trips in the PM peak hour (838 inbound and 888 outbound). 

The project would result in significant direct impacts at five roadway segments and one arterial 
segment location. Segments with significant impacts are: 

.. 

.. 

.. 
" .. 
.. 

Scripps Poway Parkway - 1-15 Northbound Ramps / Scripps Highlands Drive 

Scripps Poway Parkway - Scripps Highlands Drive / Scripps Summit Drive 

Scripps Poway Parkway - Scripps Summit Drive / Spring Canyon Road 

Scripps Poway Parkway - Spring Canyon Road / Scripps Creek Drive 

Scripps Poway Parkway - Scripps Creek Drive / Cypress Canyon Road 

Scripps Poway Parkway Cypress Canyon Road / Angelique Street 

The project would result in significant direct impacts at the following two intersections: 

.. 

.. 
Scripps Poway Parkway / Scripps Highlands Drive 

Mercy Road / 1-15 Southbound Ramps 

Mitigation Measures: Mitigation measure 5.2-1 (MM 5.2-1) will be implemented to partially 
mitigate project impacts to roadway segments. This mitigation measures involves reconfiguration of 
the Scripps Poway Parkway/I-15 Interchange. 

MM 5.2-1 Prior to issuance of the first construction permit, owner/permittee shall assure by 
permit and bond the reconfiguration to shift the westbound through lanes on 
Scripps Poway Parkway to the north and provide additional queuing length for 
westbound traffic on Scripps Poway Parkway to the interchange. The "back-to
back" left turn lanes will be eliminated and additional queuing for traffic turning left 
from Scripps Poway Parkway to southbound 1-15 will be provided. Reduction in the 
width of raised median on Scripps Poway Parkway east of the interchange will be 
required. All work to be done to the satisfaction of the City Engineer. 
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In order to mitigate significant direct impacts to the intersections of Scripps Poway Parkway/Scripps 
Highlands Drive and Mercy Road/I-iS Southbound Ramps, the following measure would be 
implemented: 

MM 5.2-2 Prior to issuance of the first construction permit, owner/permittee shall assure by 
permit and bond the provision of a triple left-turn at Scripps Poway Parkway and 
Scripps Highlands Drive intersection by re-striping the northbound leg to take a 
thru-Iane and make it a shared left-thru lane. The pedestrian crossing on the west leg 
of the intersection will be removed. Additionally, a northbound right-turn overlap 
will be provided. All work to be done to the satisfaction of the City Engineer. 

Implementation of these mitigation measures will reduce the project's significant traffic impacts to 
intersections to below a level of significance. Significant, unmitigated impacts would remain for the 
following roadway segments: 

Road 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 

Reference: Final EIR § 5.2. 

Segment 
1-15 Northbound / Scripps Highland Drive 
Scripps Highland Drive / Scripps Summit Drive 
Scripps Summit Drive / Spring Canyon Road 
Spring Canyon Road / Scripps Creek Drive 
Scripps Creek Drive / Cypress Canyon Road 
Cypress Canyon Road/ Angelique Street 

Unmitigated Impacts and Infeasibility of Mitigation 

The project proposes numerous improvements to mitigate direct impacts at intersections to below a 
level of significance; however, significant, unmitigated impacts would remain for the following 
roadway segments: 

Road Segment 
Scripps Poway Parkway 1-15 Northbound / Scripps Highland Drive 
Scripps Poway Parkway Scripps Highland Drive / Scripps Summit Drive 
Scripps Poway Parkway Scripps Summit Drive / Spring Canyon Road 
Scripps Poway Parkway Spring Canyon Road / Scripps Creek Drive 
Scripps Poway Parkway Scripps Creek Drive / Cypress Canyon Road 
Scripps Poway Parkway Cypress Canyon Road/ Angelique Street 

Currently, the segments of Scripps Poway Parkway west of Spring Canyon Road are constructed to 
their ultimate Community Plan classification. Additional widening beyond the current 6-lane prime 
arterial classification is impractical since no right-of-way is available and existing buildings would be 
affected. 

The street segment analysis indicates the potential for impacts on Scripps Poway Parkway between 
Spring Canyon Road and Angelique Street. However, the more detailed arterial analysis indicates 
that these road segments would experience an acceptable LOS with the project in all conditions. 
Therefore, although disclosed as an impact, it is anticipated that an acceptable LOS will be 
maintained in the future and no widening would be necessary. 
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Reference: Final EIR § 5.2. 

B. Air Quality 

Environmental Impact: Exceed 100 pounds of particulate matter (dust). 

Finding: The proposed project would result in significant air quality impacts associated with 
construction. Construction impacts would be temporary and for a short duration. Standard 
mitigation would lessen the potential impact of fugitive dust to below a level of significance. 

Facts in Support of Finding: Emissions of pollutants such as fugitive dust and heavy equipment 
exhaust that are generated during construction are generally highest near the construction site. 
Emissions from the construction of the project were estimated using the CalEEMod Model. It was 
assumed that construction would require the following phases: fine grading, utilities installation, 
building construction, paving, and architectural coatings application. In addition to calculating 
emissions from heavy construction equipment, the URBEMIS Model contains calculation modules 
to estimate emissions of fugitive dust, based on the amount of earthmoving or surface disturbance 
required; emissions from heavy-duty truck trips or vendor trips during construction activities; 
emissions from construction worker vehicles during daily commutes; emissions of ROG from 
paving using asphalt; and emissions of ROG during application of architectural coatings. As part of 
the project design features, it was assumed that standard dust control measures (watering three times 
daily, using soil stabilizers on unpaved roads) and architectural coatings that comply with SDAPCD 
Rule 67.0 [assumed to meet a volatile organic compound (VOC) content of 150 grams per liter (g/l)] 
would be used during construction. 

Project criteria pollutant emissions during construction would be temporary. Emissions of criteria 
pollutants during construction would be below the thresholds of significance for all project 
construction phases for all pollutants, with implementation of standard dust control measures. 

Mitigation Measures: 

MM 5.4-1. Standard dust control measures would be employed during construction. These 
standard dust control measures include the following: 

" .. 
" 
" 

.. 

.. 

\Vatering active grading sites a minimum of three times daily 

Apply soil stabilizers to inactive construction sites 

Replace ground cover in disturbed areas as soon as possible 

Control dust during equipment loading/unloading (load moist material, ensure at least 
12 inches of freeboard in haul trucks 

Reduce speeds on unpaved roads to 15 mph or less 

Water unpaved roads a minimum of three times daily 

These dust control measures would reduce the amount of fugitive dust generated during 
construction to below a level of significance. 

Reference: Section 5.4 
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C. Cumulative Impacts 

Environmental Impact: The Watermark project would result in significant cumulative traffic 
circulation impacts. Cumulative impacts associated with traffic circulation would be the same as 
those evaluated in Final EIR Section 5.2, Transpoftation/TrajJic Circlliation/ Parking as HOlizon Year 
(Year 2030). As discussed in Section 5.2 and 6.0, Cllmulative Effects, of the Final EIR, significant 
cumulative environmental impacts to traffic circulation will occur. 

Finding: NIitigation measures would be implemented to partially mitigate the project's impacts on 
traffic. However, these mitigation measures would not fully mitigate street segment impacts, and 
impacts would remain significant and unmitigated, requiring that the decision-makers adopt a 
project alternative which reduces or avoids cumulatively significant impacts or adopt a Statement 
Overriding Considerations which finds the impact to be acceptable. 

Facts in Support of Finding: The Traffic Impact Analysis includes an evaluation of cumulative 
impacts in the near-term and in Year 2030. That analysis includes anticipated build-out of the 
Miramar Ranch North Community Plan area and SANDAG's Series 11 growth projections, as well 
as other foreseeable projects that could affect traffic in the project area. 

As evaluated in the EIR, the project would result in cumulatively significant impacts at six roadway 
segments and one arterial segment location. Segments where cumulatively significant impacts would 
occur are: 

.. 

.. 
" .. 
" .. 

Scripps Poway Parkway - 1-15 Northbound Ramps / Scripps Highlands Drive 

Scripps Poway Parkway - Scripps Highlands Drive / Scripps Summit Drive 

Scripps Poway Parkway Scripps Summit Drive / Spring Canyon Road 
Scripps Poway Parkway - Spring Canyon Road / Scripps Creek Drive 

Scripps Poway Parkway - Scripps Creek Drive / Cypress Canyon Road 
Scripps Poway Parkway - Cypress Canyon Road / Angelique Street 

Scripps Poway Parkway - Angelique Street / Pomerado Road 

The project would result in significant cumulative impacts at the following two intersections: 

.. 

.. 
Scripps Poway Parkway / Scripps Highlands Drive 

Mercy Road / 1-15 Southbound Ramps 

Mitigation Measures: 

Nlitigation measure 5.2-1 (l'vIM 5.2-1) will be implemented to partially mlt1gate the project's 
cumulative impacts to roadway segments. This mitigation measures involves reconfiguration of the 
Scripps Poway Parkway /1-15 Interchange. 

MM5.2-1 Prior to issuance of the first construction permit, owner/permittee shall assure by 
permit and bond the reconfiguration to shift the westbound through lanes on 
Scripps Poway Parkway to the north and provide additional queuing length for 
westbound traffic on Scripps Poway Parkway to the interchange. The "back-to
back" left turn lanes will be eliminated and additional queuing for traffic turning left 

Page I 19 



from Scripps Poway Parkway to southbound 1-15 will be provided. Reduction in the 
width of raised median on Scripps Poway Parkway east of the interchange will be 
required. All work to be done to the satisfaction of the City Engineer. 

In order to mitigate cumulative impacts to the intersections of Scripps Poway Parkway/Scripps 
Highlands Drive and Mercy Road/I -15 Southbound Ramps, the following measure will be 
implemented: 

MM5.2-2 Prior to issuance of the first construction permit, owner/permittee shall assure by 
permit and bond the provision of a triple left-turn at Scripps Poway Parkway and 
Scripps Highlands Drive intersection by re-striping the northbound leg to take a 
thru-lane and make it a shared left-thru lane. The pedestrian crossing on the west leg 
of the intersection will be removed. Additionally, a northbound right-turn overlap 
will be provided. All work to be done to the satisfaction of the City Engineer. 

\V'ith incorporation of this mitigation measure, cumulative impacts at the Scripps Poway Parkway 
and Scripps Highlands Drive intersection would be mitigated to an acceptable LOS. 

Reference: Final EIR § 6.3.2. 

Unmitigated Impacts and Infeasibility of Mitigation 

Significant and unmitigated cumulative impacts would result on several street segments at the 
following locations: 

Road 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 
Scripps Poway Parkway 

Segment 
1-15 Northbound / Scripps Highland Drive 
Scripps Highlands Drive / Scripps Summit Drive 
Scripps Summit Drive / Spring Canyon Road 
Spring Canyon Road / Scripps Creek Drive 
Scripps Creek Drive / Cypress Canyon Road 
Cypress Canyon Road/ Angelique Street 

Currently, the segments of Scripps Poway Parkway west of Spring Canyon Road are constructed as 
six-lane prime arterials to their ultimate Community Plan classification. Additional widening beyond 
the current 6-lane prime arterial classification is impractical since no right-of-way is available and 
existing buildings would be affected. 

The street segment analysis indicates the potential for impacts on Scripps Poway Parkway between 
Spring Canyon Road and Angelique Street. However, the more detailed arterial analysis indicates 
that these road segments would experience an acceptable LOS with the project in all conditions. 
Therefore, although disclosed as an impact, it is anticipated that an acceptable LOS will be 
maintained in the future and no widening would be necessary. 

Reference: Final EIR §§ 6.0 and 5.2. 
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VII. 
FINDINGS REGARDING CHANGES OR ALTERATIONS THAT ARE WITHIN THE 

RESPONSIBILITY AND JURISDICTION OF ANOTHER PUBLIC AGENCY 

There are no changes or alterations that are within the responsibility and jurisdiction of another 
public agency and not the agency making the finding. 

VIII. 
FINDINGS REGARDING ALTERNATIVES 

In accordance with Section 15126.6(a) of the CEQA Guidelines, an EIR must contain a discussion 
of "a range of reasonable alternatives to a project, or the location of a project, which would feasibly 
attain most of the basic objectives of the project but would avoid or substantially lessen any of the 
significant effects of the project, and evaluate the comparative merits of the alternatives." Section 
15126.6(£) further states that "the range of alternatives in an EIR is governed by the 'rule of reason' 
that requires the EIR to set forth only those alternatives necessary to permit a reasoned choice." 
Thus, the following discussion focuses on project alternatives that are capable of eliminating 
significant environmental impacts or substantially reducing them as compared to the proposed 
project, even if the alternative would impede the attainment of some project objectives, or would be 
more costly. In accordance with Section 15126.6(£)(1) of the State CEQA Guidelines, among the 
factors that may be taken into account when addressing the feasibility of alternatives are: (1) site 
suitability; (2) economic viability; (3) availability of infrastructure; (4) general plan consistency; (5) 
other plans or regulatory limitations; (6) jurisdictional boundaries; and (7) whether the proponent 
can reasonably acquire, control or otherwise have access to the alternative site. 

As required in CEQA Guidelines Section 15126.6(a), in developing the alternatives to be addressed 
in this section, consideration was given regarding an alternative's ability to meet most of the basic 
objectives of the proposed project. Because the proposed project will cause unavoidable significant 
environmental effects related to Transportation/Traffic Circulation/Parking (direct and cumulative) 
and Air Quality (direct relative to construction), the City must consider the feasibility of any 
environmentally superior alternatives to the proposed project, evaluating whether these alternatives 
could avoid or substantially lessen the unavoidable significant environmental effects while achieving 
most of the objectives of the proposed project. 

The alternatives presented and considered in the Final EIR constitute a reasonable range of 
alternatives necessary that would feasibly attain most of the basic objectives of the project but would 
avoid or substantially lessen any of the significant effects of the project to permit a reasoned choice 
among the options available to the City and/or the project proponent. As presented in the Final 
EIR, the following is a list of the project objectives: 

1. Create a coherent and signature design statement at a community gateway to Miramar Ranch 
North. 

2. Provide flexibility in the allocation of commercial office and retail development based on 
market demand and consistent with limitations established by the Traffic Impact Analysis 
prepared for the project. 

3. Allow for retail uses currently unavailable in the surrounding market area. 
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4. Implement design guidelines that would ensure high quality design and aesthetics, creating a 
landmark for the community. 

5. Provide quasi-public space for community use in the form of a pedestrian plaza as a focal 
point for the project, which would function as a lively gathering place for visitors, 
employees, and neighbors. 

6. Implement transportation (vehicular, bicycle, and pedestrian) improvements that would 
improve operations of the current roadway and bicycle network and would encourage 
pedestrian use. 

The impacts of each alternative are analyzed Section 10.0 of the EIR. The review of alternatives 
includes an evaluation to determine if any specific environmental characteristic would have an effect 
that is "slfbstantialb less" than the proposed project. A significant effect is defined in Section 15382 of 
the CEQA Guidelines as "a s!fbstalttia~ or potentialb slfbstalltia~ adverse ebange ill aIry of tbe plrysieal 
conditions JJJitbill tbe area affected 0! tbe pro/eet." The significant impacts that apply to this project are: 
traffic and circulation (direct and cumulative) and air quality (direct; temporary, during construction). 

Alternatives considered for the Watermark project, including a discussion of the "No Project" 
alternative, are addressed in detail in Section 10.0, Altematives. Relative to the requirement to address 
a "No Project" alternative, CEQA Guidelines Section 15126.6( e) states that: 

(A) H:7bell tbe pro/eet is tbe revision of all existing lalld !lse or reglliatory plall, poli!)! or ollgoing 
operatioll, t/Je "110 pro/eet)) altemative mil be tbe eOlltiullatioll of the existillg plall, poli!)! or 
operatioll illto the f"tllre. 

(B) If tbe pro/ect is other tban a land lise or reglliatory plal1, for example a development pro/eet 011 

identifiable property, tbe "no pro/eet)) alternative is tbe circlllJ/stance IIllder JJJbidJ tbe project does !lot 
proceed. 

Alternatives to the Watermark project discussed in this EIR include the "No Project" alternative 
that is mandated by CEQA and other alternatives that were developed in the course of project 
planning and environmental review for the proposed project. Specifically, the following project 
alternatives are addressed in the EIR: 

Alternative 1 - No Project/Development Under Existing Approvals 
Alternative 2 - Light Industrial Park 
Alternative 3 - Prime Industrial Lands 

Alternative 4 - Reduced Intensity - 17 Percent Reduction in Trips 

Based upon the administrative record for the project, the City makes the following findings 
concerning the alternatives to the proposed project. 

Alternative 1- No Project/Development Under Existing Approvals. 

Description: Under the No Project/Development Under Existing Approvals 
Alternative, the proposed project would not proceed. Instead, the project site would 
develop under existing approvals, which involves development of the 34.39-acre site 
as permitted under the approved CUP/PID No. 99-1027. The approved CUP/PID 
No 99-1027 allows development of corporate office structures and ancillary 
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buildings on the project site, including the construction of seven buildings for use as 
office, employee training, cafeteria, exercise facility, and child daycare facility for a 
total of 658,456 square feet. This alternative also assumes that no additional grading 
would be required to construct the existing entitlements. 

Finding: The City finds that specific economic, legal, social, technological, or other 
considerations make the No Project/No Build: Continuation of Approved 
Conditional Use Permit/ Implementation of Approved Reclamation Plans 
Alternative infeasible. 

Public Resources Code § 21081 (a) (3), Guidelines § 15091 (a) (3). 

Facts in Support of Finding: The No Project/Development Under Existing 
Approvals Alternative results in development of the project site as a corporate office 
campus in accordance with existing approvals in effect on the project site. \'Vhen 
compared to the proposed project, the No Project/Development Under Existing 
Approvals Alternative would result in less overall traffic volumes but could create 
increased trips to neighborhood services. The No Project/Development Under 
Existing Approvals Alternative would result in less vehicular emissions, resulting in 
less impacts associated with air quality and GHG emissions. Significant air quality 
impacts associated with construction would occur, similar to the proposed project. 
Additionally, this alternative would generate less noise associated with less trips than 
would occur with the proposed project. The No Project/Development Under 
Existing Approvals Alternative would result in the same level of impacts as the 
proposed project relative to Land Use, Visual Quality and Neighborhood Character, 
Energy, Historic Resources, Geologic Conditions, Paleontological Resources, 
Hydrology /Water Quality, Health and Safety, Public Services and Facilities, and 
Public Utilities. 

The No Project/Development Under Existing Approvals Alternative would meet 
some of the project objectives (project objectives nos. 1 and 4). Specifically, this 
alternative would create a coherent and signature design statement as a community 
gateway to Nuramar Ranch North and would result in a project of high quality design 
and aesthetics, creating a landmark for the community. This alternative would not 
meet other project objectives (project objectives 2, 3, 5 and 6) in that this alternative 
would not provide quasi-public space for community use in the form of a pedestrian 
plaza as a focal point for the project, which would function as a lively gathering place 
for visitors, employees, and neighbors; and would not implement transportation 
(vehicular, bicycle, and pedestrian) improvements that would improve operations of 
the current roadway and bicycle network and would encourage pedestrian use. 
Additionally, this alternative would not provide flexibility in the allocation of 
commercial office and retail development based on market demand and consistent 
with limitations established by the TIA prepared for the project and would not 
provide for retail uses currently unavailable in the surrounding market area. 
Therefore, No Project/Development Under Existing Approvals Alternative is 
infeasible. 

Reference: Final EIR § 10.2.2 
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Alternative 2 - Light industrial Park. 

Description: The project includes a proposed Community Plan Amendment to 
change the land use designation from Industrial to Regional Commercial and an 
amendment to the General Plan to remove the Prime Industrial Lands identification 
from the site. \'Vhile the ErR concludes that the proposed land use changes would 
not result in significant environmental impacts, the proposed project would not be in 
strict conformation with the lVliramar Ranch North Community Plan and the City's 
General Plan. Therefore, an alternative has been developed to evaluate development 
of the project site with light industrial land uses, which would be in compliance with 
land use documents and would not require an amendment to the Community Plan. 

The Light Industrial Park Alternative would include the on-going development of 
the MedImpact facilities, including the constructed facilities on Lot 1 and the 
approved facilities for Lot 2, but would develop the remainder of the site with a mix 
of manufacturing, wholesale distribution, warehousing, and recreational vehicle 
storage area screened by mini-warehousing facilities as identified in the lVliramar 
Ranch North Community Plan. Under this alternative, this mix of light industrial 
uses/ mini storage uses would occur on the approximately 21 developable acres 
outside Area B (lVledImpact Lots 1 and 2). The Light Industrial Park alternative 
would include one- and two-story buildings that would be available for 
manufacturing, wholesale distribution, mini storage, and warehouse uses and would 
include an open and screened recreational vehicle storage area. For this alternative, it 
is assumed that, similar to the proposed project, architectural design guidelines 
would be developed to ensure high quality design of structures within the project. 

The project site is currently zoned IP-2-1. The IP-2-1 zone allows a range of light 
industrial uses but does not include moving and storage facilities (such as mini 
storage) and warehouses. Therefore, this alternative would include a rezone from 
the IP-2-1 zone to the IL-2-1 zone to accommodate the range of light 
industrial/ mini storage uses as outlined in the Community Plan and described for 
this alternative. Additionally, because this alternative would include uses that are 
not considered Prime Industrial Lands uses, like the proposed project, an 
amendment to the General Plan would be required to remove the Prime Industrial 
Lands identification from the project site. 

Finding: The City finds that specific economic, legal, social, technological, or other 
considerations make the Prime Industrial Lands Alternative infeasible. 

Public Resources Code § 21081(a)(3), Guidelines § 15091(a)(3). 

Facts in Support of Finding: Overall traffic volumes would be reduced under this 
alternative; however, this alternative would not provide the balancing of traffic that 
occurs with the proposed project. Because this alternative would not provide retail 
commercial and restaurant uses at the project site, neighborhood trips to those 
services could potentially occur outside the community. 

While visual quality impacts would not be regarded as significant under this 
alternative, the gateway statement anticipated by the Community Plan for this area of 
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Miramar Ranch North would not be provided. The nature of types of light 
industrial, warehousing and mini storage uses associated with this alternative would 
contrast with the high quality office facilities developed for MedImpact. This 
alternative would create mini storage facilities and open areas for storage of 
recreational vehicles. The nature of these types of light industrial uses could create 
an inconsistent architectural style with the office facilities developed for MedImpact. 
Additionally, large areas of open surface parking would occur under this alternative. 
Because this alternative would include open storage facilities and a greater amount of 
surface parking, it would be regarded as less compatible with surrounding residential 
development to the north, east, and south, and the commercial retail development to 
the west and would not create the gateway statement anticipated in the community 
plan. 

Relative to air quality and GHG emissions, this alternative has the potential to result 
in greater impacts. Air quality associated with operational impacts (vehicle trips) 
would be reduced under the Light Industrial Park Alternative. Relative to 
construction, impacts would be similar. \'\!arehousing and manufacturing uses which 
would occur under this alternative would involve a greater amount of diesel trucks 
accessing the site and would include diesel emissions above those that would occur 
with the project. Additionally, light industrial uses, and in particular research and 
development uses, use toxic substances and hazardous materials which would not 
occur with the proposed project. 

Noise impacts under this alternative would be greater than the proposed project. The 
Light Industrial Park Alternative could result in an increase in noise levels in the 
immediate environment due to an increase in truck traffic (in particular, heavy 
trucks) accessing the site. \'\!hile such increases in noise would be at a nuisance level 
and are not anticipated to be significant, this level of noise would not occur with the 
proposed project. 

This alternative could result in increased impacts associated with water quality, due 
to the increase in impervious surfaces associated with open parking areas and the use 
of hazardous materials in manufacturing. The potential for health and safety impacts 
could increase with the Light Industrial Park Alternative. Light industrial uses, 
particularly manufacturing and research and development, can employ hazardous 
materials. Accidental spills andlor release of hazardous materials or the generation 
of toxic fumes would create a health and safety risk not associated with the proposed 
project. 

The Light Industrial Park Alternative would result in greater impacts associated with 
cumulative air quality and GHG emissions, due to diesel truck emissions and 
emissions that could be generated by light industrial uses that use toxic substances 
and hazardous materials. 

This alternative would not meet most of the project objectives (project objectives 
nos. 1, 2, 3, 5, 6). Specifically, this alternative would not create a coherent and 
signature design statement at a community gateway to Miramar Ranch North. It 
would not provide flexibility in the allocation of commercial office and retail 
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development based on market demand and consistent with limitations established by 
the Traffic Impact Analysis prepared for the project and would not allow for retail 
uses currently unavailable in the surrounding market area. Although this alternative 
would implement a high quality design and aesthetics, it does not have the same 
potential to create a landmark statement for the community as would occur under 
the proposed project. This alternative would not provide quasi-public space for 
community use in the form of a pedestrian plaza as a focal point for the project, 
which would function as a lively gathering place for visitors, employees, and 
neighbors. Therefore, Light Industrial Park Alternative is infeasible. 

Reference: Final EIR § 10.2.3 

Alternative 3 - Prime Industrial Lands 

Description: The Prime Industrial Lands Alternative would include low-rise 
buildings that would be available for research and development, manufacturing, 
warehouse heavy or light industrial, and research and development uses consistent 
with the General Plan's Prime Industrial Lands identification. Under this alternative, 
the on-going development of the MedImpact facilities and Lots 1 and 2 (350,743 
square feet of office uses) would occur; and 21 acres of light industrial uses (such as 
warehouse distribution, heavy or light manufacturing, and research and 
development) would occur on the project site, outside Lots 1 and 2. For this 
alternative, it is assumed that, similar to the proposed project, architectural design 
guidelines would be developed to ensure high quality design of structures within the 
project, and that light industrial buildings would be compatible with the existing 
MedImpact office building and parking structure. This alternative would not require 
a Community Plan Amendment or an amendment to the General Plan, as land uses 
described under this alternative would be consistent with the land uses allowed in the 
Community Plan and in Prime Industrial Lands. This alternative would not require a 
rezone, as all uses described for this alternative would be permitted in the existing 
zones for the project site. 

Finding: The City finds that specific economic, legal, social, technological, or other 
considerations make the Reduced Density Alternative infeasible. 

Public Resources Code § 21081 (a)(3), Guidelines § 15091 (a) (3). 

Facts in Support of Finding: This alternative would not provide the balancing of 
traffic that occurs with the proposed project. Instead, the project site \vould develop 
solely as an employment center, with traffic entering the site during AM peak hours 
and leaving the site during PM peak hours. Because this alternative would not 
provide retail commercial and restaurant uses at the project site, neighborhood trips 
to those services could potentially occur outside the community. 

The gateway statement anticipated by the Community Plan for this area of Miramar 
Ranch North would not be provided with this alternative. This alternative would 
result in an active industrial park, with predominately low-rise structures, open 
surface parking, and truck bays for distributing products. This alternative would be 
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less compatible with surrounding development and would not create the gateway 
statement anticipated in the community plan. 

This alternative has the potential to result in greater impacts associated with air 
quality and GHG emissions than the proposed project. Manufacturing uses which 
would occur under this alternative would involve a greater amount of diesel trucks 
accessing the site and would include diesel emissions above those that would occur 
with the project. Additionally, Prime Industrial Lands uses, and in particular 
research and development uses, use toxic substances and hazardous materials which 
would not occur with the proposed project. 

Noise impacts under this alternative would be greater than the proposed project. The 
Prime Industrial Lands Alternative would result in an increase in noise levels in the 
immediate environment due to an increase in truck traffic (in particular, heavy 
trucks) accessing the site. \'V'hile such increases in noise would be at a nuisance level 
and are not anticipated to be significant, this level of noise would not occur with the 
proposed project. 

This alternative could result in increased impacts associated with water quality, due 
to the increase in impervious surfaces associated with open parking areas and the use 
of hazardo~s materials in manufacturing and research and development. \'V'hile 
required adherence to State and County regulations would ensure that significant 
impacts are avoided, these impacts would not occur under the proposed project, and 
impacts associated with water quality would be increased under this alternative. 

The potential for health and safety impacts could increase with the Prime Industrial 
Lands Alternative. Light industrial uses, particularly manufacturing and research and 
development, can employ hazardous materials. Accidental spills and/or release of 
hazardous materials or the generation of toxic fumes would create a health and safety 
risk not associated with the proposed project .. 

This alternative would not meet most of the project objectives (project objectives 
nos. 1, 2, 3, and 5). Specifically, this alternative would not create a coherent and 
signature design statement at a community gateway to Miramar Ranch North. It 
would not provide flexibility in the allocation of commercial office and retail 
development based on market demand and consistent with limitations established by 
the Traffic Impact Analysis prepared for the project and would not allow for retail 
uses currently unavailable in the surrounding market area. This alternative does not 
have the same potential to create a landmark statement for the community as would 
occur under the proposed project. This alternative would not provide quasi-public 
space for community use in the form of a pedestrian plaza as a focal point for the 
project, which would function as a lively gathering place for visitors, employees, and 
neighbors. Therefore, the Prime Industrial Lands Alternative is infeasible. 

Reference: Final EIR § 10.2.4 
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Alternative 4 - Reduced Intensity - 17 Percent Reduction in Trips 

Description: The Reduced Intensity - 17 Percent Reduction in Trips Alternative 
would include the existing MedImpact facilities on previously approved Lot 1, the 
future approved development on Lot 2, and development of the remainder of the 
site in a manner similar to the proposed project but without development of the 
hotel (approximately 90,540 square feet) and the office building (approximately 
132,007 square feet). The proposed fF7aterJlJark Site Plan shows the hotel located in 
the southwest corner of the project site (Building L). This alternative would 
eliminate the hotel and provide surface parking where the hotel would have 
occurred. Under the proposed Site Plan, office uses would occur on floors two 
through six of Building M. Because this alternative would eliminate office uses in 
Building M, Building M would change from a six-story retail/office building to a 
two-story retail building. \Vith the elimination of these elements, this alternative 
would result in approximately 17 percent less total trips than under the proposed 
project (15,341 with this alternative compared to 18,552 resulting from the proposed 
project). 

Finding: The City finds that specific economic, legal, social, technological, or other 
considerations make the Reduced Intensity - 17 Percent Reduction in Trips 
Alternative infeasible. 

Public Resources Code § 21081 (a) (3), Guidelines § 15091(a)(3). 

Facts in Support of Finding: For the most part, the Reduced Intensity - 17 
Percent Reduction in Trips Alternative would have similar impacts and require the 
same mitigation as the proposed project. This alternative would result in similar uses 
as the proposed project, but at a slightly reduced level, and would meet the project 
objectives. An Amendment to the IVliramar Ranch North Community Plan would 
still be required to change the land use designation from Industrial to Retail 
Commercial/Residential Prohibited. Like the proposed project, the General Plan 
would be amended to remove the Prime Industrial Lands identification from the 
project site. Like the proposed project, this alternative would create a coherent and 
signature design statement at this gateway to the IVliramar Ranch North community 
and would maintain consistency with the architectural style established with the 
existing MedImpact campus by maintaining complementary architectural vocabulary 
for the mixed-use project. Traffic would be slightly reduced under this alternative, 
and there would be a concomitant reduction in emissions resulting in a slight 
reduction in impacts associated with air quality, GHG emissions, and noise. While 
the Site Plan under this alternative would be modified to eliminate the hotel and the 
office component of a retail/office building, views of the site would not be 
substantially different than the proposed project, and impacts associated with Visual 
Quality and Neighborhood Character would be the same as the proposed project. 
Impacts relative to all other environmental issue areas would be the same as the 
proposed project. 

An important component of the proposed project is its flexibility in allowing uses 
that respond to market demand. As a result, the project intends to provide for 
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quality hotel to serve the business traveler and visitors to San Diego. The type and 
quality of the proposed hotel is unique for this portion of the 1-15 corridor. The 
proposed hotel would provide temporary housing for employees of the MedImpact 
office development and other businesses in the area when they are in-town for 
business, meetings, training, etc., and would reduce the travel to hotels located 
outside the community. Additionally, the hotel would support the retail commercial 
uses of the project, because hotel users would use the various shops and restaurants. 
Because hotel use would not occur under this alternative, there would be no transit 
occupancy tax (TOT) revenue, estimated to be $617,899 annually, to the City. The 
Reduced Intensity - 17 Percent Reduction in Trips Alternative would result in the 
elimination of the hotel use thereby eliminating the potential of this beneficial service 
amenity and the tax revenue associated with the proposed project. 

This alternative would also reduce the amount of office space provided by the 
project. By reducing office space under this alternative, jobs created by the proposed 
project would also be reduced. It is estimated that approximately 1,502 full-time 
equivalent jobs would be created by the project. Eliminating 132,007 square feet of 
office space would reduce the amount of jobs created by 528. 

Therefore, the Reduced Intensity - 17 Percent Reduction in Trips Alternative is 
infeasible. 

Reference: Final EIR § 10.2.5. 
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IX. 
ENVIRONMENTAL ISSUES DETERMINED 

NOT TO BE POTENTIALLY AFFECTED BY THE PROJECT 

The City determined that the environmental analysis contained in the Final EIR for agricultural 
resources had "no impact" or had a "less than significant impact," and, therefore, will not warrant 
further consideration in the Final ElR. No substantial evidence has been presented to or identified 
by the City that will modify or otherwise alter the City's "no impact" or "less-than-significant" 
determination for these environmental issues. 

X. 
FINDINGS REGARDING SIGNIFICANT IRREVERSIBLE 

ENVIRONMENTAL CHANGES 

Guidelines Section 15126(c) requires that an ElR describe any significant irreversible environmental 
changes that would be involved in the proposed project should it be implemented. 
Section 15126.2(c) indicates that: 

Uses of nonrenewable resources during the initial and continued phases of the project may 
be irreversible since a large commitment of such resources makes removal or nonuse 
thereafter unlikely. 

The same section further indicates that: 

Irretrievable commitments of resources should be evaluated to assure that such current 
consumption is justified. 

Future development that could occur on the project site as a result of the proposed project would 
entail the commitment of energy and natural resources. The primary energy source would be fossil 
fuels, representing an irreversible commitment of this resource. Construction of the project would 
also require the use of construction materials, including cement, concrete, lumber, steel, etc., and 
labor. These resources would also be irreversibly committed. 

Once constructed, occupation of the residential units and operations of the commercial spaces 
would entail a further commitment of energy resources in the form of fossil fuels and electricity. 
This commitment would be a long-term obligation since the proposed structures are likely to have a 
useful life of 20 to 30 years or more. However, as discussed in Section 5.12, Public Utilities, of this 
EIR, the impacts of increased energy usage are not considered significantly adverse environmental 
impacts. Development of the project site would also change the visual appearance of the project site 
from barren, mined land to urban uses. This change in visual quality would permanently alter views 
of the site as discussed in Section 5.3, Visllal Effects and Neighborhood Charactef~ of this ElR and is 
considered irreversible. 

Specific significant irreversible environmental changes associated with implementation of the 
proposed project may include the following: 

.. Grading required for the project could irreversibly affect unknown cultural or 
paleontological resources. Any cultural or paleontological resources would be salvaged, as 
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.. 

.. 

necessary, and data recovered. NIitigation identified in Section 5.8, Historical Resources and 
Section 5.11, Paleontological Resources, of this EIR, would reduce any impacts to below a 
level of significance. However, cultural resources or paleontological resources, if 
encountered, would be irreversibly committed. 

Commitment of energy, water, and other natural resources for the construction and 
occupancy of the residences, retail space and commercial office space is expected. This 
resource utilization is not expected to represent significant amounts of available resources in 
the region. 

Pollutant emissions from construction activities would occur but would be short-term and 
would not be significant. The additional vehicle trips on the surrounding roads would also 
cause an incremental increase in air pollutants associated with vehicle exhaust, which would 
add to area- and basin-wide air pollutant levels. Additionally, the project would provide 
live/work opportunities that may result in a reduction of trips from the project. 
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XI. 
STATEMENT OF OVERRIDING CONSIDERATIONS 

Pursuant to Section 21081(b) of CEQA, Section 15093 and 15043(b) of the Guidelines, the City is 
required to balance, as applicable, the economic, legal, social, technological, or other benefits of a 
proposed project against its unavoidable adverse environmental impacts when determining whether 
to approve the Project. 

If the specific economic, legal, social, technological, or other benefits, including considerations for 
the provision of employment opportunities for 900 lower wage retail and hospitality jobs and 602 
jobs highly trained workers outweigh the unavoidable adverse environmental effects, the adverse 
environmental effects may be considered acceptable pursuant to Public Resources Code Section 
21081. 

Pursuant to Public Resources Code Section 21081(b) and the Guidelines Section 15093, the City has 
balanced the benefits of the proposed project against unavoidable adverse impacts to Transportation 
and Traffic Circulation associated with the proposed project and has adopted all feasible mitigation 
measures with respect significant and unmitigated impacts associated with this environmental issue. 
The City also has examined alternatives to the proposed project and has rejected them as infeasible, 
finding that none of them would fully meet most of the project objectives and result in substantial 
reduction or avoidance of the project's significant and unmitigated environmental impacts, and/or 
would potentially result in significant impacts in addition to those associated with the proposed 
project. 

The California Supreme Court has stated that, "[t]he wisdom of approving ... any development 
project, a delicate task which requires a balancing of interests, is necessarily left to the sound 
discretion of the local officials and their constituents who are responsible for such decisions. The 
law as we interpret and apply is simply requires that those decisions be informed, and therefore 
balanced." Citizens of Goleta Vallf!J1 v. Bd. Of Supers. (1990) 52 Cal. 3d 553, 576. 

Courts have upheld overriding considerations that were based on policy consideration including, but 
not limited to, new jobs, stronger tax base, implementation of an agency's economic development 
goals, growth management policies, redevelopment plans, the need for housing and employment, 
conformity to community plans and general plans, and provision of construction jobs. See TOIvards 
ResponsibilitJl in Planning v. CitJl COllncil (1988) 200 Cal.App.3d 671; Dllsek v. Redevelopmellt Agen~)' (1985) 
173 Cal.App.3d 1029; CitJl of POIvqy V. CitJl of Sail Diego (1984) 155 Cal.App.3d 1037; Lvlarklf!J1 v. CitJl 
COllncil (1982) 131 Cal.App.3d 656. 

Each of the Separate Benefits of the proposed project, as stated herein, is determined to be, unto 
itself and independent of the other project benefits, a basis for overriding all unavoidable adverse 
environmental impacts identified in these findings, so that if a court were to set aside the 
determination that any particular benefit would occur and justifies the project's approval, the City 
Council determines that if would stand by its determination that the remaining benefits are sufficient 
to warrant the project's approval. 

Having considered the entire administrative record on the project, and (i) made a reasonable and 
good faith effort to eliminate or substantially mitigate the impacts resulting from the project, 
adopting all feasible mitigation measures; (ii) examined a reasonable range of alternative to the 
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project and, based on this examination, determined that all those alternative are either 
environmentally inferior, fail to meet the project objectives, or are not economically or otherwise 
viable, and therefore should be rejected; (iii) recognized all significant, unavoidable impacts; and (iv) 
balanced the benefits of the project against the project's significant and unavoidable effects, the City 
hereby finds that the following economic, legal, social, technological, aesthetic, environmental, and 
other benefits of the project outweigh the potential unavoidable adverse impacts and render those 
potential adverse environmental impacts acceptable based upon the following considerations, set 
forth below. 

1. Increased Tax Base. The \'\7atermark project's Fiscal Revenue Study prepared for the 
applicant was reviewed by the City. During this review process, the City determined 
reasonable estimates of tax revenue generated and expenditures for public services For 
more detail on the City's review and findings, see City Memorandum - revised, September 
17,2012. 

In total, the \'\7atermark project is estimated to produce $278,319 in property tax revenues, 
$1,070,988 in sales tax revenues, and $617,899 in transient occupancy taxes (TOT) if the 
proposed hotel is developed as allowed under the flexible allocation of commercial office 
and retail development based on market demand. \'\7ith a reduction in the tax revenues for 
the cost of providing public services to the Watermark project ($244,490), this totals 
$1,722,716 in total revenue received by the City of San Diego on an annual basis, at 
stabilization of the \'\7atet'mark project. This results in $1,722,716 in annual revenue for the 
City of San Diego which is $1,668,867 more than it is now receiving. Additionally, tax 
revenue would be generated during construction, which would amount to $140,625 in sales 
tax revenue to the City of San Diego for construction materials purchased in the City of San 
Diego (estimated to be 50 percent of total construction materials). 

2. Emplovment of Highlv Trained \'\7orkers. The Watermark project includes the provision of 
an additional 49,257 square feet to 307,713 square feet of commercial office space in 
additional to the 350,743 approved for Lots 1 and 2 of Medlmpact, with a target 
development intensity of 151,369 square feet of commercial office space. Per the CR-2-1 
zone, uses permitted within the office development would include business and professional; 
government; and regional and corporate headquarters. Anticipated tenants would employ 
highly trained workers, thus creating jobs for highly trained workers. 

3. Jobs for Area Residents. The project would presei\re and add to existing jobs on-site. Upon 
completion, the Watermark project would generate 1,502 full-time equivalent jobs. 
Additionally, a number of temporary jobs during construction of the project would be 
created. During construction, 534 full-time equivalent jobs would be generated. 

4. Potential Provision of a Hotel to Serve Business Travellers and Visitors. The project has the 
potential to provide a 130-room quality hotel to serve the business traveler and visitors to 
San Diego. The type and quality of the proposed hotel is unique along this portion of the 1-
15 corridor. Assuming that market conditions support its development, the proposed hotel 
would provide temporary housing for employees of the Medlmpact office development and 
other businesses in the area when they are in-town for business, meetings, training, etc., and 
would reduce the travel to hotels located outside the community. Additionally, the hotel 
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supports the retail commercial uses of the project, because hotel users would use the various 
shops and restaurants. 

5. Public Gathering Space. The Watermark project would provide for public gathering space in 
the form of a central public plaza. The 1.7-acre gathering space would include a grand 
lawn/ outdoor event space, children's play area, seating opportunities, thematic food 
gazebos, a demonstration garden, and a water feature. This space allows for events 
associated with the development, as well as the community at large, such as specific event 
for the holidays throughout the year, seasonal events that capitalize on San Diego's year
round moderate weather, and regularly occurring community events. 

6. Improved Lifestyle Amenities. A number of lifestyle amenities would be included with the 
\'{1atermark project to contribute to the overall quality of life within the Miramar Ranch 
North community. Amenities would include a boutique movie theatre, outdoor 
dining/patios at restaurant uses, public gathering space, thematic food gazebos, and small
scale outdoor seating options throughout the project site for casual outdoor gathering. These 
amenities create unique character for the project and contribute to the overall quality of life 
for residents, employees, and visitors of l\Iliramar Ranch North. 

7. Efficient Use of In-Fill Development at a Strategically Located Site with Minimal Impacts to 
Natural Resources. The \'{1atermark project represents in-fill development in a mostly built
out community. The project would provide for the maximal efficiency of the project site by 
providing for a mix of uses on a relatively compact footprint. Vertical integration of uses 
allows for synergy to existing between the commercial retail and commercial office 
components, while the provision of a hotel allows for visitors to access shopping, dining, 
employment, and lifestyle amenities without the need for a personal automobile. 

The proposed project would not impact natural resources. Two buffer zones (brush 
management zones), as well as an open space lot (Lot A), are provided to ensure that there 
are no impacts to surrounding open space areas. Grading into undisturbed areas would not 
result, as the project site has already been mass-graded and would require only finish grading. 

8. Lower Vehicle j\,!liles Traveled. The project is located at a key site within the community, 
adjacent to 1-15 and a primary roadway, Scripps Poway Parkway. This location further 
increases project efficiency, as users of the site, as well as delivery vehicles are provided close 
and easy access from the freeway. This allows for shortened trips for users making the 
project their destination and for capture of pass-by trips of those travelling along the 1-15 or 
Scripps Poway Parkway on their way to other destinations. The provision of a mix of uses 
on-site further reduces vehicle miles traveled, as vehicles can do in stop which may otherwise 
require multiple stops. 

9. Help Manage Greenhouse Gas Emissions. The \'{1atermark provides for uses not currently 
provided in the surrounding community, such as a boutique movie theatre, retail amenities, 
and public gathering space. \Xlhere these uses are provided in the community at-large, they 
are not currently offered in concert with each other. The central location of the project 
would reduce vehicle miles traveled compared to the vehicle miles that would be traveled to 
existing comparable uses present outside the community, such a the boutique movie theatres 
located in La Jolla and Del Mar and large-scale movie theatre located in Mira Mesa. The mix 

Page I 34 



of uses on-site further helps reduce greenhouse gas emissions, as vehicles do not have to 
travel to multiple locations to access the uses provided together on the project site (i.e., 
dining, employment, shopping, and entertainment). 

Additionally, the project would implement the following Project Design Features (PDFs) 
directed at reducing the project's contribution to greenhouse gas emissions and global 
climate change. 

SITE DESIGN 
.. 

.. 

.. 
" 

At least one principal participant of the project team is a Leadership in Energy and 
Environmental Design (LEED) Accredited Professional. 
Located within one-quarter-mile of one or more transit stops . 

Provide secure bicycle racks and/or storage . 
Use of materials with recycled content. 

GRADING and CONSTRUCTION 
.. 
" 

.. 

Create and implement an erosion and sediment control plan for all construction . 

Protect stored on-site or installed absorptive materials from moisture damage. 
Composite wood and agrifiber products will contain no added urea-formaldehyde 
reSlns. 

Individual lighting controls will be provided for a minimum of 90 percent of building 
occupants. 

PARKING 
.. Provide preferred parking for carpools or vanpools . 

EXTERIOR LIGHTING 
.. Design exterior lighting so that all site and building mounted luminaries produce a 

maximum initial luminance value no greater than 0.20 horizontal and vertical foot
candles at the site boundary and no greater than 0.01 horizontal foot-candles 15 feet 
beyond the site. 

BUILDING DESIGN FEATURES 
.. 
.. 
.. 
.. 

.. 

Use water-conserving fixtures . 

Buildings designed to comply with Title 24 requirements . 
Zero use of chlorofluorocarbons (CFC)-based refrigerants . 

Select refrigerants and heating, ventilation, air conditioning, and refrigerating 
(HV AC&R) that minimize or eliminate the emission of compounds that contribute 
to ozone depletion and global warming. 

Will not use fire suppression systems that contain ozone-depleting substances [CFCs, 
hydrochlorofluorocarbons (HCFCs), or Halons]. 
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SOLID WASTE MANAGEMENT/RECYCLING 
.. Provide easily accessible areas to serve buildings that are dedicated to the collection 

and storage of non-hazardous materials for recycling. 

LANDSCAPE - IRRIGATION 
III 

III 

II 

III 

State of the art equipment that distributes water in controlled amounts and at 
controlled times to maximize water efficiency and optimize plant growth. 
Irrigation systems control to allow water to be distributed to plant material with 
similar watering needs to avoid over/underwatering. 
Use of weather and rain sensors to monitor current conditions and control the 
system accordingly. 
Utilization of reclaimed water (when available) for irrigation minimizing the need for 
potable water in the landscape. 

LANDSCAPE - PLANTING 
II 

II 

.. 

II 

.. 

II 

Grouping of plant material based on the water demands for the specific plant 
material while still achieving the overall design intent. 
Selection of plant material its adaptability to the region and climate. 
Careful and selective use of enhanced planting (lusher material and seasonal color 
requiring more water and maintenance) where they have the most impact on the 
user. 
Use of native or low water/low maintenance material in outlying areas away from the 
general user. 
Limited use of turf. Where use, selection of turf varieties for their durability, 
maintenance needs and low water consumption. 
Use of trees throughout the project to provide shading to users and reduce heat 
gains on buildings and the heat island effect throughout the site. 
III Selection of mix of deciduous trees to allow shade in the summer and sun 

penetration in the cooler winter months. 

LANDSCAPE - MATERIALS 
III 

.. 
II 

II 

Use of recycled materials, where appropriate. 
Use of precast concrete pavers, decomposed granite and post consumer products . 
All planting areas include a two-inch layer of a recycled organic mulch to maintain 
soil moisture, soil temperature and reduce weeding. 
Selection of lighter colored hardscape materials to reduce the heat island effect. 

10. Implement Smart Growth Planning. The project site is located adjacent to an area that has 
moderate-high village propensity per the City of San Diego's Village Propensity Map. 
Factors that contribute to village propensity include: community plan-identified capacity for 
growth, existing public facilities or an identified funding source for facilities, existing or an 
identified funding source for transit service, community character, and environmental 
constraints. The project supports the village propensity of the area by providing additional 
uses that create a vibrant village-like location. Additionally, locating employment and retail 
uses proximate to existing transportation infrastructure allows for greater trip efficiency. 
With other light industrial employment uses located on-site and one mile northeast of the 
project site, the provision of commercial office creates a synergy within a compact region. 
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11. High Quality Land Use Design and Development that Implements the Community Plan's 
Recommendation for a Community Gateway, Creating a Sense of Place and Positive 
Community Character. The proposed Watermark project provides a lifestyle retail center 
comprised of a complementary mix of shops and restaurants located in the central portion 
of the project site, surrounding a large (1.7 -acre) pedestrian plaza that would provide for 
public gatherings. The project proposes a different mix of retail uses than occurs in a typical 
strip mall and, as such, is intended to serve a different retail niche. A high-end theater is 
proposed to provide a different theater-going experience that is typical with a traditional 
multi-plex facility. 

The Miramar Ranch North Community Plan notes that the community entry at Scripps 
Poway Parkway and 1-15 is a gateway to the community and provides specific 
recommendations for the development of property within the Mercy Interchange Gateway, 
which encompasses the project site. This section of the Community Plan calls for "the 
sellJitive development of the Nlerry interchange area as an attractive gateuJqJ illto the cOIJltJJtllliry." Sensitive 
development refers to attention given to continuity within projects in this gateway region, 
including the \'\1atermark site, the adjacent commercial development, and multi-family 
developments located to the northwest of the interchange area. The \'\1atermark project was 
designed with this designation in mind and creates a signature design statement at this 
primary entry to the community. Superior design elements and architectural details, as well as 
extensive landscaping and hardscape amenities, in conjunction within thoughtful site design, 
create a high quality development that has a unique identity and sense of place. The 
Watermark project includes building designed to draw from the same palette of colors and 
materials as is existing on-site, including the use of natural stone, to achieve compatibility in 
the implementation of the office campus. A modern design is achieved through use of glass 
with metal and accents. Building articulation employs the subtle use of offsets and curves to 
provide relief from standard rectangular building design. The buildings are oriented to 
provide an offset view from the freeway and the primary drive, as well as shield the view of 
the parking structures that serve each building. This development would positively 
contribute to the community character of Miramar Ranch North, particularly at this under
embellished primary gateway. 

12. Improved Bicycle and Pedestrian Access. The project will provide for improvements to 
bicycle and pedestrian access. A bicycle path and wide sidewalk intended to provide safer 
bicycle operations along Scripps Poway Parkway near the project frontage will be provided 
by the project. These improvements are required due to the addition of a right inlout access 
for the project on Scripps Poway Parkway, which necessitated the removal of bicyclists from 
the traffic stream on eastbound Scripps Poway Parkway due to vehicular turning 
movements. As designed, pedestrians and bicyclists will share a multi-purpose pedestrian 
sidewalklbikepath along the project frontage on Scripps Poway Parkway. Pedestrian and 
bicycle access to the project site along Scripps Poway Parkway would lead internally to the 
public plaza and project features, to include retail, dining, entertainment, and employment 
uses. Dedicated pedestrian and bicycle facilities would avoid conflict between non-motorized 
and motor vehicle traffic and would result in safer circulation for all site users. 
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XII. 
CONCLUSION 

The Watermark project implements the vision of the City of Villages Strategy by providing for a mix 
of village amenities within a moderate-high village propensity area. The development proposes a 
diverse choice of retail opportunities, dining options, entertainment venues, and employment uses. 
As a residential suburban neighborhood in San Diego, the i'vIiramar Ranch North community will 
benefit from the addition of lifestyle commercial uses, to include retail stores, dining, and 
entertainment, currently not provided within the community. Employees and visitors to Miramar 
Ranch North's employment uses, which include community commercial shopping centers and light 
indus trial/ office complexes, will benefit from the synergy created by the addition of high quality 
commercial offices and other employment opportunities. The provision of a public plaza creates 
gathering space at this gateway to the community for residents, visitors, and employees of Miramar 
Ranch North. In summary, the project results in the following overriding benefits to the City of San 
Diego: 

.. 

" 

" 

" 

.. 

" 

.. 

The project implements goals and policies of the Miramar Ranch North Community 
Plan, the City of San Diego General Plan and Strategic Framework Element, and 
development and land uses in the applied zones of the City's Land Development Code. 

The project creates a viable mixed-use project that would serve not only the i'vIiramar 
Ranch North community, but also surrounding communities and the City of San Diego 
as a whole. 

The project provides circulation improvements for bicycle and pedestrian traffic. 

Project design implements advanced, state-of-the-art sustainable design and energy 
conserving measures. 

Project features will result in a reduction in greenhouse gas emissions. 

The project results in minimal impact to the natural environment. 

Project composition and location lessens the vehicle miles traveled to access the good 
and services provided on-site. 

The project is estimated to produce annually $278,319 in property tax revenues, 
$1,070,988 in sales tax revenues, and $617,899 in transient occupancy taxes (fOT) if the 
proposed hotel is developed as allowed under the flexible allocation of commercial office 
and retail development based on market demand, with additional one-time construction 
sales tax revenue that would total $140,625. 

The project would result in the creation of 534 full-time equivalent jobs during the 
construction phase and 1,502 full-time equivalent jobs during operation. 

The provision of high quality commercial office uses generates employment 
opportunities for 602 highly trained workers. 
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.. 

.. 

The project has the potential to provide for a quality hotel to serve the business 
community and tourist industry. The hotel use would also support the retail services 
provided in \'{!atermark, thereby enhancing their success and long-term viability. 

The project provides public gathering space not currently offered in this portion of the 
community that would be accessible to residents and visitors of lVliramar Ranch North, 
as well as employees of the project and surrounding developments. 

For the foregoing reasons, the City of San Diego concludes that the proposed \'{!atermark project 
will result in numerous public benefits beyond those required to mitigate project impacts, each of 
which individually is sufficient to outweigh the unavoidable environmental impacts of the proposed 
project. Therefore, the City of San Diego has adopted this Statement of Overriding Considerations. 
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ATTACHMENT 8 

CITY COUNCIL RESOLUTION NUMBER R-XXXXX 

VESTING TENTATIVE MAP NO. 651698, INCLUDING PUBLIC 
RIGHT -OF-WAY AND EASEMENT VACATIONS, 

THE WATERMARK PROJECT, PROJECT NO. 180357 - MMRP 
DRAFT 

WHEREAS, Scripps Highlands Partners, LLC, a Delaware Limited Liability Company, 

Subdivider, and Fuscoe Engineering, Engineer, submitted an application to the City of San Diego 

for a Vesting Tentative Map (Vesting Tentative Map No. 651698) including public right-of-way 

and easement vacations. The project site is located at 10137 Scripps Gateway COUlt in the IP-2-1 

zone and the Federal Aviation Administration (FAA) Notification Area for the Marine Core Air 

Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS AirpOlt Influence 

Area Zone within the Miramar Ranch North Community Plan. 

The property is legally described as Lots 1-6 and A-C of Scripps Gateway Unit No. Map 

No. 14004; and 

WHEREAS, the Map proposes the Subdivision of a34.5-acre site into 15 lots (13 lots for 

commercial, one for open space and one for landscape); and 

WHEREAS, the project complies with the requirements of a preliminary soils and/or 

geological reconnaissance report pursuant to Subdivision Map Act sections 66490 and 66491 (b)-

(f) and San Diego Municipal Code section 144.0220; and 

WHEREAS, on October 24, 2013 , the Planning Commission of the City of San Diego 

considered Vesting Tentative Map No.651698 including Public Right-of-Way and Easement 

Vacations, and pursuant to Resolution No. XXXX, the Planning Commission voted to recommend 

City Council approval of the map; and 
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ATTACHMENT 8 

WHEREAS, under Charter section 280(a)(2) this resolution is not subject to veto by the 

Mayor because this matter requires the City Council to act as a quasi-judicial body and where a 

public hearing was required by law implicating due process rights of individuals affected by the 

decision and where the Council was required by law to consider evidence at the hearing and to 

make legal findings based on the evidence presented; and 

WHEREAS, on XXXX, 2013, the City Council of the City of San Diego considered 

Vesting Tentative Map No. 651698 and Public Right-of-Way and Easement Vacations, and 

pursuant to San Diego Municipal Code sections 125.0440, 125.0430, 125.0941, 125.1040 and 

Subdivision Map Act section 66428, received for its consideration written and oral presentations, 

evidence having been submitted, and testimony having been heard from all interested parties at the 

public hearing, and the City Council having fully considered the matter and being fully advised 

concerning the same; NOW THEREFORE, 

BE IT RESOLVED by the City Council of the City of San Diego, that it adopts the 

following findings with respect to Vesting Tentative Map No. 651698: 

Tentative Map Findings- Section 125.0440: 

1. The proposed subdivision and its design or improvement are consistent with the 
policies, goals, and objectives of the applicable land use plan (San Diego Municipal 
Code § 125.0440(a) and Subdivision Map Action §§ 66473.5, 66474(a), and 66474(b)). 

The proposed subdivision ofthe 34.5-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) is to accommodate the development of retail stores, 
restaurants, offices, a standalone market, a movie theater and a hotel. The development 
includes a Rezone, General Plan and Community Plan amendments, a Vesting Tentative 
Map including easement and public right-of-way vacations, a Planned Development 
Pennit, and a Conditional Use Pennit. Approval ofthe pelmits, plan amendment and 
rezone would be processed concurrently. The project site is located at 10137 Scripps 
Gateway COUli in the IP-2-1 Zone, the Federal Aviation Administration (FAA) Notification 
Area for the Marine Core Air Station (MCAS), the MCAS Airport Land Use Compatibility 
and the MCAS AirpOli Influence Area Zone within the Miramar Ranch NOlih Community 
Plan. 
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The proposal would implement the General and Community plan goals by vatious means 
including through the location of the site itself, being immediately adjacent to a small 
neighborhood commercial shopping center to the north of the subject site that could be 
expanded, as it has significant potential for a village according to Figure LU-l in the 
General Plan. Also, its location immediately adjacent to the 1-15 would implement a 
General Plan goal for the City of Villages to connect mixed-use villages by transit, as well 
as the Commercial objective to locate commercial uses in relation to the circulation system. 
As an expansion of the freeway center to the north of the subject site, the proposal would 
implement a Community Plan commercial objective to locate commercial land uses to best 
serve consumer needs, especially in relation to the circulation system and the overall land 
use pattern of the community. The proposal would also integrate public gatheting spaces 
into a village design. A movie theatre and a market would also be included, uses which are 
identified in the community plan for the freeway commercial center to the north of Sctipps 
Poway Parkway and the subject site but which are non-existent at the freeway center site. 

According to the Miramar Ranch North Community Plan (MRNCP) Industrial Element 
adopted in 1980, the planning area should provide employment opportunities within its 
boundaries. Employment centers inside the community should supplement other 
industrialfbusiness park developments in the 1-15 cOlTidor. It is proposed that Miramar 
Ranch North could accommodate around 60 acres of industrialfbusiness park development. 
Manufacturing, scientific and corporate headqualiers uses would be emphasized, drawing 
employees from surrounding residential areas. However, servicing, warehousing and 
wholesaling uses are also possible. Except as noted, areas designated for industtial park 
development in the MRNCP should be protected from encroachment by unacceptable uses, 
in order to preserve industtial acreage and employment opportunities. Community and 
business support facilities and services should be pennitted in the industrial parks. 
Examples of such facilities are private schools, daycare centers and healthcare facilities; 
however, such uses should not exceed 15 percent of the industtialland allocation. 
Approximately 12 acres ofthe subject site are currently entitled for corporate headquarters 
use from a previous action, implementing this MRNCP goal by leaving a remainder of 
approximately 38 acres, or 63% ofthe original 60 acres identified in the MRNCP that 
could accommodate base sector use. 

The General Plan identifies the project site as Ptime Industrial Land in the Economic 
Prospetity Element. The project proposes to redesignate approximately 22.42 acres of the 
34.39-acre site from Industrial/Business Park to Regional Commercial to allow 
development of retail, restaurants, a market, offices, movie theatre and a hotel. The 
General Plan requires evaluation of Prime Industrial Land Ctiteria plus 
Collocation/Conversion Suitability Factors analysis for any proposal to remove the Prime 
Industrial identification on a propeliy. Evaluation of the Ptime Industrial Land Criteria of 
General Plan Appendix C, EP-l concluded that the site is not within proximity to resources 
of extraordinary value, as the major educational institution is some 12 miles to the west and 
the port is 18 miles to the south-west. Also, there are engineering workers at the nearby 
NOlih Ridge site but neither that site nor the subject site are within proximity to other 
resources of extraordinary value, eliminating any possible creation of a technology, campus 
environment. Evaluation of the Collocation/Conversion Suitability Factors concluded that, 
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because the site is previously entitled for a day care center, a sensitive receptor use, the 
potential for future base sector development, beyond the existing corporate head quarters, 
is now less likely. The proposed commercial development would implement the Regional 
Commercial designation, which is intended for development which serves the community 
at-large with retail, service, civic, and office uses within three to six miles. The remaining 
approximate 12 acres would remain consistent with the Industrial/Business Park 
designation as that portion of the site was previously entitled 
for base sector use, including corporate offices. 

The evaluation of the potential contribution of the area to the local and regional economy 
concluded that the total tax revenue estimated to be generated annually, in 2012 dollars, is 
$1,967,206; the estimated annual cost of providing essential services, including water and 
sewer to the proposed development is $244,490; and the proposed entitlements when fully 
constructed would annually generate approximately $1.7 million in net new General Fund 
Revenue. 

The applicant has submitted a Fiscal Revenue Generation Study which concluded that there 
is an identified demand for added retail space of 1,096,076 square feet in the Primary 
Market Area by 2012, providing the justification for a redesignation ofland use from 
Industrial-Business Park to Regional Commercial and implementing the Commercial goal 
for commercial use of the MRNCP to encourage attractive, accessible commercial 
development meeting community shopping and services requirements of the community. 

To conclude, the location of the proposed project adjacent to the I-IS and within the Mercy 
Interchange Gateway, the lack of proximity to resources of extraordinary value, the 
reduced potential for future base sector use on-site, the potential contribution of the area to 
the local economy and the Fiscal Revenue Generation Study have combined to provide a 
basis to remove the Prime Industrial identification and redesignate 22.42 acres of the 34.5-
acre site from industrial to commercial use in conjunction with General Plan policies LU
A.3 and LU-A.4 and objectives for industrial supplemental employment and commercial 
development to meet community shopping and service needs in the MRNCP. This 
conclusion furthermore meets the requirement for having complied with the focused 
strategy from the Economic Prosperity Element of the General Plan to evaluate and 
preserve critically-located base sector areas but to allow, through comprehensive analysis, 
consideration or conversion of mixed-use or industrial land if it is not critical to the City's 
or region's base sector employment goals. 

The project is located within the Federal Aviation Administration (FAA) Notification Area 
for the Marine Core Air Station (MCAS), the MCAS Airport Land Use Compatibility and 
the MCAS Airport Influence Area; however, the project has received clearance from the all 
of necessary agencies that the proposed project is not a hazard to air navigation. Therefore, 
the proposed subdivision is consistent with the policies, goals, and objectives of the 
applicable land use plan. 
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2. The proposed subdivision complies with the applicable zoning and development 
regulations of the Land Development Code, including any allowable deviations 
pursuant to the Land Development Code. (San Diego Municipal Code § 125.0440(b)) 

The proposed subdivision ofthe 34.5-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) is to accommodate the development of retail stores, 
restaurants, offices, a standalone market, a movie theater and a hotel. The project site is 
located at 1013 7 Scripps Gateway Court in the CR -2-1 Zone and the Airport Influence 
Area Overlay Zone within the Miramar Ranch North Community Plan. Approval ofthe 
permits, plan amendment and rezone would be processed concurrently. 

The proposal is requesting a rezone from IP-2-1 to CR-2-1. The project will comply with 
all density, floor area ratio, parking, street design, open space, grading, landscape and other 
applicable development regulations of the Land Development Code with the final passage 
of the proposed rezone (CR-2-1), implemented and conditioned by the Planned 
Development Permit/Conditional Use Permit with the exception of height. The project 
proposes nine deviations to the height of various structures and for architectural projections 
including the hotel, the stand alone market, theater, and parking structure. Approval of the 
pelmits, plan amendment and rezone would be processed concurrently. 

The proposed CR-2-1 Zone specifies a maximum height of 60 feet. The deviations have 
been requested to allow implementation of building heights, architectural elements, and to 
accommodate height ofthe parking structure and its shade/canopy elements. A deviation 
for structure height on the plaza enables the development of a landmark architectural 
feature, such as a clock tower, bell tower, or other architectural features to designate the 
gateway to the community. The architectural features are complementary to the project's 
architecture and the architecture of the existing MedImpact office buildings. This will assist 
in achieving an objective of the Community Plan to develop the Mercy Interchange area as 
an attractive gateway to the community. Such a feature will provide a visible landmark to 
I -15 travelers, as well as persons entering Miramar Ranch N Olth. All other development 
regulations for the underlying zone shall apply to the project. 

Below is a list of the deviations for each proposed building. Some of the buildings meet the 
height requirement but add an architectural detail that exceeds the overall structure height. 

Zone CR-2-1 
Building Allowed Max. Structure Max. Height Deviation 

Height Height Architectural Features 
Building C (Market) 60 feet 60 feet 70 feet 10 feet 
Building E 60 feet 70 feet 70 feet 10 feet 
Building F 60 feet 70 feet 70 feet 10 feet 
Building G 60 feet 70 feet 70 feet 10 feet 
Building H 60 feet 85 feet 100 feet 40 feet 
(Theater) 
Building K 60 feet 60 feet 85 feet 25 feet 
Building L (Hotel) 60 feet 85 feet 100 feet 40 feet 
Building M (Office) 60 feet 95 feet 103 feet 43 feet 
Building P (Garage) 60 feet 85 feet 100 feet 40 feet 
Note: the elevations are conceptual and the heights of the buildings will vary but will not exceed the height 
indicated in Table 1. 
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The proposed subdivision complies with the applicable zoning and development 
regulations of the Land Development Code with the final passage of the proposed rezone, 
and the deviations approved with the Planned Development Permit. Therefore, the 
proposed development will comply with the applicable zoning and development 
regulations of the Land Development Code, including any allowable deviations pursuant to 
the land development code. 

3. The site is physically suitable for the type and density of development (San Diego 
Municipal Code § 12S.0440(c) and Subdivision Map Act §§ 66474(c) and 66474(d)). 

The proposed subdivision of the 34.S-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) is to accommodate the development of retail stores, 
restaurants, offices, a standalone market, a movie theater and a hotel. The development 
includes a Rezone, General Plan and Community Plan amendments, a Vesting Tentative 
Map with easement and public right-of-way vacations, a Planned Development Pennit and 
a Conditional Use Permit. Approval of the pelmits, plan amendment and rezone would be 
processed concurrently. The project site is located at 10137 Scripps Gateway COUli in the 
CR-2-1 Zone, the Federal Aviation Administration (FAA) Notification Area for the Marine 
Core Air Station (MCAS), the MCAS Airport Land Use Compatibility and the MCAS 
AirpOli Influence Area Zone within the Miramar Ranch North Community Plan. 

Several technical and scientific reports were submitted for review specifically to determine 
the physical suitability of the site for the type and density of the proposed development. 
These repOlis concluded the site is physically suitable for both the type and density of the 
proposed project. The results of the Water Quality Technical Report, Drainage and 
Hydrology RepOli, Noise, Sewer, Traffic Analysis, Water and Geotechnical studies 
concluded individually the physical suitability of the site for the type and density of the 
proposed development. 

4. The design of the subdivision or the proposed improvements is not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat (San Diego Municipal Code § 12S.0440(d) and Subdivision 
Map Act § 66474(e)). 

The proposed subdivision of the 34.S-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) to accommodate the development of a variety of 
commercial uses, offices, movie theater and hotel. The development includes a Rezone, 
General Plan and Community Plan amendments, a Vesting Tentative Map with easement 
and public right-of-way vacations, a Planned Development Permit and a Conditional Use 
Pelmit. Approval of the pennits, plan amendment and rezone would be processed 
concUlTently. The project site is located at 10137 Scripps Gateway Court in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch NOlih 
Community Plan. 
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The proposed project has been analyzed and no direct impacts to biological resources were 
found. The site has been previously graded in accordance with previous project approvals, 
leaving the site essentially void of vegetation. The proposed project would not impact 
drainage patterns or impact downstream water bodies as a result of altered drainage 
patterns and would control drainage and runoff in accordance with city requirements as 
well as the implementation of a Hydromodification Management Plan which have been 
approved by staff. Therefore, the subdivision or the proposed improvements is not likely to 
cause substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat. 

5. The design of the subdivision or the type of improvements will not be detrimental 
to the public health, safety, and welfare (San Diego Municipal Code § 125.0440(e) and 
Subdivision Map Act § 66474(f)). 

The proposed subdivision of the 34.S-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) to accommodate the development of retail stores, 
restaurants, offices, a standalone market, a movie theater and a hotel. The development 
includes a Rezone, General Plan and Community Plan amendments, a Vesting Tentative 
Map with easement and public right-of-way vacations, a Planned Development Permit and 
a Conditional Use Permit. Approval of the permits, plan amendment and rezone would be 
processed concurrently. The project site is located at 10137 Scripps Gateway Court in the 
CR-2-1 Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch 
North Community Plan. 

The project is located within the Federal Aviation Administration (FAA) Notification Area 
for the Marine Core Air Station (MCAS), the MCAS AirpOli Land Use Compatibility and 
the MCAS Airport Influence Area; however, the project has received clearance from the all 
of necessary agencies that the proposed project is not a hazard to air navigation. All 
Uniform Building, Fire, Plumbing, Electrical, Mechanical Code and City regulations 
governing the constructions and continued operation of the development apply to this 
project to prevent adverse affects to those persons or properties in the vicinity of the 
project. The permits for the project contains specific conditions addressing project 
compliance with the City's codes, policies, regulations and other regional, State and federal 
regulations to prevent detrimental impacts to the health, safety and general welfare of 
persons residing and/or working in the area. Therefore, the proposed development will not 
be detrimental to the public health, safety, and welfare. 

6. The design of the subdivision or the type of improvements will not conflict with 
easements acquired by the public at large for access through or use of property within 
the proposed subdivision (San Diego Municipal Code § 125.0440(f) and Subdivision 
Map Act § 66474(g)). 

The proposed subdivision of the 34.S-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) to accommodate the development of a variety of 
commercial uses, offices, movie theater and hotel. The development includes a Rezone, 
General Plan and Community Plan amendments, a Vesting Tentative Map with easement 
and public right-of-way vacations, a Planned Development Permit and a Conditional Use 
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Permit. Approval of the permits, plan amendment and rezone would be processed 
concurrently. The project site is located at 10137 Scripps Gateway COUli in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. 

The Vesting Tentative Map seeks to vacate all of Scripps Gateway Court, south of Scripps 
Poway Parkway and west of Scripps Highlands Drive which runs along the center of the 
proposed project. The existing right-of-way was granted to the City of San Diego by Map 
No. 14004 in 2000. The vacation of Scripps Gateway Court is included on the Vesting 
Tentative Map as part of the processing ofthe entitlements for the Watermark project. The 
vacated right-of-way would be converted and improved as a private street and would 
continue to serve the purpose for which it was originally acquired. The street vacation 
would continue to maintain external and internal circulation consistent with community 
plan's transportation element while simultaneously meeting the needs ofthe proposed 
project. The project also proposes easement vacations for landscaping, drainage, water, 
sewer, and access easements. All of the easements with the exception of the landscape 
easement need to be vacated because of the vacation of Scripps Gateway Court and will be 
relocated on site to accommodate the development. The easements were acquired for the 
purposes of placing and maintaining public utilities to serve the needs of the adjacent 
development. The landscape easement is being vacated to accommodate the public 
improvements of the development. Therefore, the subdivision will not conflict with 
easements acquired by the public at large for access through or use of propeliy within the 
proposed subdivision 

7. The design of the proposed subdivision provides, to the extent feasible, for future 
passive or natural heating and cooling opportunities (San Diego Municipal Code 
§ 125.0440(g) and Subdivision Map Act § 66473.1). 

The proposed subdivision of the 34.5-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) for the development of a variety of commercial uses, 
offices, movie theater and hotel. The development includes a Rezone, General Plan and 
Community Plan amendments, a Vesting Tentative Map with easement and public right-of
way vacations, a Planned Development Permit and a Conditional Use Permit. Approval of 
the pennits, plan amendment and rezone would be processed concurrently. The project site 
is located at 10137 Scripps Gateway COUli in the CR-2-1 Zone and the Airport Influence 
Area Overlay Zone within the Miramar Ranch North Community Plan. 

The design of the subdivision has taken into account the best use of the land to minimize 
grading. Design guidelines have been adopted for the future construction of the 
commercial and retail development; however they do not impede or inhibit any future 
passive or natural heating and cooling oppOliunities. With the independent design of the 
proposed subdivision each structure will have the opportunity through building materials, 
site orientation, architectural treatments, placement and selection of plant materials to 
provide to the extent feasible, for future passive or natural heating and cooling 
opportunities. 
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8. The decision maker has considered the effects of the proposed subdivision on the 
housing needs of the region and that those needs are balanced against the needs for 
public services and the available fiscal and environmental resources (San Diego 
Municipal Code § 125.0440(h) and Subdivision Map Act § 66412.3). 

The proposed subdivision ofthe 34.5-acre site into 15 lots (13 lots for commercial, one for 
open space and one for landscape) to accommodate the development of a variety of 
commercial uses, offices, movie theater and hotel. The development includes a Rezone, 
General Plan and Community Plan amendments, a Vesting Tentative Map with easement 
and public right-of-way vacations, a Planned Development Permit and a Conditional Use 
Permit. Approval ofthe permits, plan amendment and rezone would be processed 
concurrently. The project site is located at 10137 Scripps Gateway Court in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. 

The decision maker has reviewed the administrative record including the project plans, 
technical studies, environmental documentation and heard public testimony to determine 
the effects of the proposed subdivision on the housing needs of the region, and finds that 
those needs are balanced against the needs for public services and the available fiscal and 
environmental resources. 

The above findings are supported by the minutes, maps, and exhibits, all of which are 

herein incorporated by reference. 

BE IT FURTHER RESOLVED, that all of Scripps Gateway COUli as well as drainage, 

sewer, water and access easements, located within the project boundaries as shown in Vesting 

Tentative Map No. 651698, shall be vacated, contingent upon the recordation ofthe approved 

Final Map for the project, and that the following findings are supported by the minutes, maps, and 

exhibits, all of which are herein incorporated by reference: 

Public Right-of-Way Vacation Findings- Section 125.1040 

1. There is no present or prospective use for the public right-of-way, either for the 
purpose for which it was originally acquired, or for any other public use of a like 
nature that can be anticipated (San Diego Municipal Code § 125.0941(a». 

The project proposes the vacation of Scripps Gateway Court for the development of 
commercial, office, movie theater and hotel uses. The development includes a Rezone, 
General Plan and Community Plan amendments, a Vesting Tentative Map with easement 
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and public right-of-way vacations, a Planned Development Permit and a Conditional Use 
Permit. Approval of the permits, plan amendment and rezone would be processed 
concurrently. The project site is located at 1013 7 Scripps Gateway COUli in the CR -2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. 

The Watermark project seeks to vacate all of Scripps Gateway Court, south of Scripps 
Poway Parkway and west of Scripps Highlands Drive which runs along the center of the 
proposed project. The existing right-of-way was granted to the City of San Diego by Map 
No. 14004 in 2000. The vacation of Scripps Gateway Court is included on the Vesting 
Tentative Map as part of the processing of the entitlements for the Watermark project. The 
vacated right-of-way would be converted and improved as a private street and would 
continue to serve the purpose for which it was originally acquired. The street vacation 
would continue to maintain external and internal circulation consistent with community 
plan's transportation element while simultaneously meeting the needs ofthe proposed 
project. Further, there is no prospective use for the easement that is identified in the 
community plan or current zoning that could be reasonably anticipated, while converting 
the right-of-way to a private street system would maintain the original intent of the 
easement. 

2. The public will benefit the vacation improved use of the land made 
available by the vacation (San Diego Municipal Code § 125.0941(b)). 

The project proposes the vacation of Scripps Gateway COUli for the development of a 
variety of commercial uses, offices, movie theater and hotel. The development includes a 
Rezone, General Plan and Community Plan amendments, a Vesting Tentative Map with 
easement and public right-of-way vacations, a Planned Development Permit and a 
Conditional Use Pelmit. Approval ofthe permits, plan amendment and rezone would be 
processed concurrently. The project proposes the vacation of Scripps Gateway Court for 
the development of commercial, office, movie theater and hotel uses. 

The project site is located at 10137 Scripps Gateway Court in the CR-2-1 Zone and the 
Airport Influence Area Overlay Zone within the Miramar Ranch North Community Plan. 

The Watennark project seeks to vacate all of Scripps Gateway Court, south of Scripps 
Poway Parkway and west of Scripps Highlands Drive which runs along the center of the 
proposed project. The existing right-of-way was granted to the City of San Diego by Map 
No. 14004 in 2000. The vacation of Scripps Gateway Court is included on the Vesting 
Tentative Map as part of the processing of the entitlements for the Watermark project. The 
vacated right-of-way would be convelied and improved as a private street and would 
continue to serve the purpose for which it was Oliginally acquired. The street vacation 
would continue to maintain external and internal circulation consistent with community 
plan's transportation element while simultaneously meeting the needs of the proposed 
project. The street vacation provides the ability to implement a street design that increases 
on-site capacity and traffic flow and removes maintenance of the street and accompanying 
public utilities from public responsibility, thereby creating a positive benefit to the City's 
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General Fund budget. Therefore, the public will benefit from the vacation through 
improved use of the land made available by the vacation. 

3. The vacation does not adversely affect any applicable land use plan (San Diego 
Municipal Code § 125.0941(c». 

The project proposes the vacation of Scripps Gateway Court for the development of 
commercial, office, movie theater and hotel uses. The development includes a Rezone, 
General Plan and Community Plan amendments, a Vesting Tentative Map with easement 
and public right-of-way vacations, a Planned Development Permit and a Conditional Use 
Permit. Approval of the permits, plan amendment and rezone would be processed 
concurrently. The project site is located at 10137 Scripps Gateway Court in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. 

The Watermark project seeks to vacate all of Scripps Gateway Court, south of Scripps 
Poway Parkway and west of Scripps Highlands Drive which runs along the center of the 
proposed project. The existing right-of-way was granted to the City of San Diego by Map 
No. 14004 in 2000. The vacation of Scripps Gateway COUli is included on the Vesting 
Tentative Map as pati of the processing of the entitlements for the Watermark project. The 
vacated right-of-way would be converted and improved as a private street and would 
continue to serve the purpose for which it was originally acquired. The street vacation 
would continue to maintain extemal and intemal circulation consistent with community 
plan's transportation element while simultaneously meeting the needs of the proposed 
project. Therefore, the proposed development will not adversely affect the applicable land 
use plan. 

4. The public facility for which the right-of-way was originally acquired will not be 
detrimentally affected by this vacation (San Diego Municipal Code § 125.0941(d». 

The project proposes the vacation of Scripps Gateway Court for the development of 
commercial, office, movie theater and hotel uses. The development includes a Rezone, 
General Plan and Community Plan amendments, a Vesting Tentative Map with easement 
and public right-of-way vacations, a Planned Development Permit and a Conditional Use 
Permit. Approval of the permits, plan amendment and rezone would be processed 
concurrently. The project site is located at 10137 Scripps Gateway COUli in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch NOlih 
Community Plan. 

All of the easements with the exception of the landscape easement need to be vacated 
because of the vacation of Scripps Gateway COUli and will be relocated on site to 
accommodate the development. The easements were acquired for the purposes of placing 
and maintaining public utilities to serve the needs ofthe adjacent development The 
landscape easement is being vacated to accommodate the public improvements of the 
development. 
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Therefore the public facility for which the right-of-way was originally acquired will not be 
detrimentally affected by this vacation 

Landscaping and Drainage, Sewer, Water and Access Easements Vacation Findings
Section 125.1040 

1. There is no present or prospective use for the easement, either for the facility or 
purpose for which it was originally acquired, or for any other public use of a like 
nature that can be anticipated. (San Diego Municipal Code § 125.1040(a)). 

The project proposes easement vacations for landscaping, drainage, water, sewer, and 
access easements for the development of a variety of commercial uses, offices, movie 
theater and hotel. The project site is located at 10137 Scripps Gateway COUli in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. All ofthe easements with the exception of the landscape easement need 
to be vacated because of the vacation of Scripps Gateway Court and will be relocated on 
site to accommodate the development. The easements were acquired for the purposes of 
placing and maintaining public utilities to serve the needs of the adjacent development. The 
landscape easement is being vacated to accommodate the public improvements of the 
development. Therefore, there is no present or prospective use for the easements, either for 
the facility or purposes for which they were originally acquired, or for any other public use 
of a like nature that can be anticipated. 

2. The public will benefit the the 
land made available by the vacation. (San Diego 

The project proposes easement vacations for landscaping, drainage, water, sewer, and 
access easements for the development of a variety of commercial uses, offices, movie 
theater and hotel. The project site is located at 10137 Scripps Gateway Court in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. All of the easements with the exception of the landscape easement need 
to be vacated because of the vacation of Scripps Gateway COUli and will be relocated on 
site to accommodate the development. The easements were acquired for the purposes of 
placing and maintaining public utilities to serve the needs of the adjacent development The 
landscape easement is being vacated to accommodate the public improvements of the 
development. 

The Vesting Tentative Map implements a Public Right-of-Way vacation for Scripps 
Gateway COUli and the vacation and relocation of various easements. The existing right-of
way was granted to the City of San Diego by Map No. 14004 in 2000. In its place, a private 
drive would provide vehicular, bicycle, and pedestrian access for the project in accordance 
with City standards for private drives as well as necessary infrastructure and has been 
prepared in accordance with the guidelines of the State Subdivision Map Act and the City 
of San Diego requirements for private drives. The street vacation provides the ability to 
implement a street design that increases on-site capacity and traffic flow and removes 
maintenance of the street and accompanying public utilities from public responsibility, 
thereby creating a positive benefit to the City's General Fund budget. Therefore, the public 
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will benefit from the vacation through improved utilization of the land made available by 
the vacation. 

3. The vacation is consistent with any applicable land use plan. (San Diego Municipal 
Code § 12S.1040(c)). 

The project proposes easement vacations for landscaping, drainage, water, sewer, and 
access easements for the development of a variety of commercial uses, offices, movie 
theater and hotel. The project site is located at 10137 Scripps Gateway Court in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. 

All of the easements with the exception of the landscape easement need to be vacated 
because of the vacation of Scripps Gateway Court and will be relocated on site to 
accommodate the development. The easements were acquired for the purposes of placing 
and maintaining public utilities to serve the needs of the adjacent development The 
landscape easement is being vacated to accommodate the public improvements of the 
development. 

The easement vacations would continue to provide necessary public improvements 
consistent with community plan while simultaneously meeting the needs of the proposed 
project. Therefore, the proposed development will not adversely affect the applicable land 
use plan. 

4. The public facility or purpose which the easement was originally acquired will 
not be detrimentally affected by this vacation or the purpose for which the easement 
was acquired no longer exists. (San Diego Municipal Code § 12S.1040(d)). 

The project proposes easement vacations for landscaping, drainage, water, sewer, and 
access easements for the development of a variety of commercial uses, offices, movie 
theater and hotel. The project site is located at 10137 Scripps Gateway Court in the CR-2-1 
Zone and the Airport Influence Area Overlay Zone within the Miramar Ranch North 
Community Plan. 

All of the easements with the exception of the landscape easement need to be vacated 
because of the vacation of Scripps Gateway Court and will be relocated on site to 
accommodate the development. The easements were acquired for the purposes of placing 
and maintaining public utilities to serve the needs of the adjacent development The 
landscape easement is being vacated to accommodate the public improvements of the 
development. 

With the construction of new storm drain, water, sewer facilities within new easements on 
site, the present easements across the project propelty will no longer be necessary. With the 
construction of new storm drain, water and sewer facilities, the needs of the development 
will continue to be served and the purposes for which the easements were acquired will no 
longer exist. With the public improvements for the development, the landscape easements 
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are no longer necessary. Therefore, the public facility for which the easements were 
originally acquired will not be detrimentally affected by the vacation. 

BE IT FURTHER RESOLVED, that based on the Findings hereinbefore adopted by the 

City Council, Vesting Tentative Map No. 651698, and Public Right-of-Way and Easement 

Vacation are hereby granted to Scripps Highlands Partners, LLC, subject to the attached conditions 

which are made a part of this resolution by this reference. 

APPROVED: JAN 1. GOLDSMITH, City Attorney 

By 
[Attorney] 
Deputy City Attorney 

[Initials] :[Initials] 
[Month ]/[Day ]/[Y ear] 
Or.Dept: [Dept] 

ATTACHMENT: Vesting Tentative Map Conditions 

Internal Order No. 23432396 
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CITY COUNCIL 
CONDITIONS FOR VESTING TENTATIVE MAP NO. 651698 

THE WATERMARK - PROJECT NO. 180357 - MMRP 
DRAFT 

ADOPTED BY RESOLUTION NO. R- ON 
--------- ----------

1. This Vesting Tentative Map will expire on ---------

2. Compliance with all of the following conditions shall be completed and/or assured, to the 
satisfaction of the City Engineer, prior to the recordation of the Final Map, unless 
otherwise noted. 

3. Prior to the recordation of the Final Map, taxes must be paid on this property pursuant to 
Subdivision Map Act section 66492. To satisfy this condition, a tax certificate stating that 
there are no unpaid lien conditions against the subdivision must be recorded in the Office 
of the San Diego County Recorder. 

4. The Vesting Tentative Map shall conform and comply with all conditions of the Planned 
Development Permit No. 651697 and Conditional Use Permit No. 651699, Public Right-of
Way Vacation No. 651743 and Drainage, Sewer, Water and Access Easement Vacation 
No. 1112013. 

5. The Subdivider shall defend, indemnify, and hold the City (including its agents, officers, 
and employees [together, "Indemnified Parties"]) harmless from any claim, action, or 
proceeding, against the City and/or any Indemnified Parties to attack, set aside, void, or 
annul City's approval of this project, which action is brought within the time period 
provided for in Government Code section 66499.37. City shall promptly notify Subdivider 
of any claim, action, or proceeding and shall cooperate fully in the defense. If City fails to 
promptly notify Subdivider of any claim, action, or proceeding, or if City fails to cooperate 
fully in the defense, Subdivider shall not thereafter be responsible to defend, indemnify, or 
hold City and/or any Indemnified Parties harmless. City may participate in the defense of 
any claim, action, or proceeding if City both bears its own attorney's fees and costs, City 
defends the action in good faith, and Subdivider is not required to payor perform any 
settlement unless such settlement is approved by the Subdivider. 

AIRPORT 

6. Prior to recordation of the Final Map, the Subdivider shall provide a valid "Determination 
of No Hazard to Air Navigation" issued by the F ederal Aviation Administration [FAA]. 
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ENGINEERING 

7. The Subdivider shall underground any new service run to any new or proposed structures 
within the subdivision. 

8. Prior to the recordation of the Final Map, the Subdivider shall grant a 15-foot wide and a 
66-foot wide Easement to the City of San Diego for Storm Drain purposes per approved 
Exhibit 'A', adjacent to the site on Scripps Poway Parkway and Scripps Gateway Court, 
satisfactory to the City Engineer. 

9. Prior to the recordation of the Final Map, the Subdivider shall assure, by permit, bond and 
As-built completion, the removal of portions of the existing Public Storm Drain system and 
construction of a cunent City Standard Public Storm Drain system per approved Exhibit 
'A', adjacent to the site on Scripps Poway Parkway and Scripps Gateway Court, 
satisfactory to the City Engineer. 

10. Prior to the recordation of the Final Map, the Subdivider shall ensure that all existing onsite 
utilities serving the subdivision shall be undergrounded with the appropriate permits. The 
Subdivider shall provide written confirmation from applicable utilities that the conversion 
has taken place, or provide other means to assure the undergrounding, satisfactory to the 
City Engineer. 

11. Prior to the recordation of the Final Map, the Subdivider shall confOlm with the "General 
Conditions for Tentative Subdivision Maps," filed in the Office of the City Clerk under 
Document No. 767688 on May 7, 1980. Only those exceptions to the General Conditions 
which are shown on the Vesting Tentative Map and covered in these special conditions will 
be authorized. All public improvements and incidental facilities shall be designed in 
accordance with criteria established in the Street Design Manual, filed with the City Clerk 
as Document No. RR-297376. 

12. The Subdivider shall ensure that all onsite utilities serving the subdivision shall be 
undergrounded with the appropriate pennits. The subdivider shall provide written 
confirmation from applicable utilities that the conversion has taken place, or provide other 
means to assure the undergrounding, satisfactory to the City Engineer. 

13. The subdivider shall underground existing and/or proposed public utility systems and 
service facilities in accordance with the San Diego Municipal Code. 

14. Whenever street rights-of-way are required to be dedicated, it is the responsibility of the 
Subdivider to provide the right-of-way free and clear of all encumbrances and prior 
easements. The subdivider must secure "subordination agreements" for minor distribution 
facilities and/or "joint-use agreements" for major transmission facilities. 

15. Prior to the issuance of any building permits, the Subdivider shall assure, by pelmit and 
bond, to construct cunent City Standard curb ramps at the southwest comer of Scripps 
Poway Parkway and Scripps Highland Drive and the all comers for the access driveways 
on Scripps Poway Parkway and Scripps Highland Drive, with cunent City standard curb 
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ramp Standard Drawing SDG-130 and SDG-132 with truncated domes, satisfactory to the 
City Engineer. 

MAPPING 

16. Prior to the expiration of the Vesting Tentative Map, a Final Map to subdivide lots shall be 
recorded in the office of the County Recorder. 

17. The easements shown on the Vesting Tentative Map exhibit will be vacated pursuant to 
Section 66434(g) of the Subdivision Map Act. 

18. All subdivision maps in the City of San Diego are required to be tied to the Califomia 
Coordinate System of 1983 (CCS83), Zone 6 pursuant to Section 8801 through 8819 of the 
Califomia Public Resources Code. 

The Final Map shall include: 

a. Use the Califomia Coordinate System for its "Basis of Bearings" and express all 

measured and calculated bearing values in terms of said system. The angle of grid 

divergence from a true median (theta or mapping angle) and the north point of said 

map shall appear on each sheet thereof. Establishment of said Basis of Bearings 

may be by use of existing Horizontal Control stations or astronomic observations. 

b. Show two measured ties from the boundary of the map to existing Horizontal 

Control stations having Califomia Coordinate values of Third Order accuracy or 

better. These tie lines to the existing control shall be shown in relation to the 

Califomia Coordinate System (i.e., grid bearings and grid distances). All other 

distances shown on the map are to be shown as ground distances. A combined 

factor for conversion of grid-to-ground shall be shown on the map. 

TRANSPORTATION 

19. Prior to the recordation of the first final map, the Owner/Permittee shall vacate the entire 
length of Scripps Gateway Court, satisfactory to the City Engineer. 

INFORMATION: 

<& The approval of this Vesting Tentative Map by the City Council of the City of San 
Diego does not authorize the Subdivider to violate any Federal, State, or City laws, 
ordinances, regulations, or policies including but not limited to, the Federal 
Endangered Species Act of 1973 and any amendments thereto (16 USC § 1531 et 
seq.). 

If the Subdivider makes any request for new water and sewer facilities (including 
services, fire hydrants, and laterals), the Subdivider shall design and construct such 
facilities in accordance with established criteria in the most current editions of the 
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City of San Diego water and sewer design guides and City regulations, standards 
and practices pertaining thereto. Off-site improvements may be required to provide 
adequate and acceptable levels of service and will be determined at final 
engineering. 

Subsequent applications related to this Vesting Tentative Map will be subject to 
fees and charges based on the rate and calculation method in effect at the time of 
payment. 

Any party on whom fees, dedications, reservations, or other exactions have been 
imposed as conditions of approval of the Vesting Tentative Map, may protest the 
imposition within ninety days of the approval of this Vesting Tentative Map by 
filing a written protest with the San Diego City Clerk pursuant to Government Code 
sections 66020 and/or 66021. 

Where in the course of development of private property, public facilities are 
damaged or removed, the Subdivider shall at no cost to the City, obtain the required 
permits for work in the public right-of-way, and repair or replace the public facility 
to the satisfaction ofthe City Engineer (San Diego Municipal Code § 142.0607. 

Internal Order No. 23432396 
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Rezone Ordinance 
DRAFT 

ATTACHMENT 9 

(O-xxxx) 

ORDINANCE NUMBER 0-_______ (NEW SERIES) 

ADOPTED ON XXXXX 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF SAN 
DIEGO APPROVING THE REZONE OF 22.42 ACRES 
LOCATED AT 10137 SCRIPPS GATEWAY COURT, WITHIN 
THE MIRAMAR RANCH NORTH COMMUNITY PLAN 
AREA, IN THE CITY OF SAN DIEGO, CALIFORNIA, FROM 
THE IP-2-1 ZONE INTO THE CR-2-1 ZONE, AS DEFINED BY 
SAN DIEGO MUNICIPAL CODE SECTION 131.0503; AND 
REPEALING ORDINANCE NO. R-301263 (NEW SERIES), 
ADOPTED FEBRUARY 28, 2006, OF THE ORDINANCES OF 
THE CITY OF SAN DIEGO INSOFAR AS THE SAME 
CONFLICT HEREWITH. 

WHEREAS, Scripps Highland Partners, LLC, Applicant, requested a rezone for the 

purpose of changing 22.42 acres, located at 10137 Scripps Gateway Court, and legally described 

as Lots 1-6 and A-C of Scripps Gateway Unit No.2, Map No. 14004, in the Miramar Ranch 

North Community Plan area, in the City of San Diego, California, from the IP-2-1 zone to the 

CR-2-1 zone, as shown on Zone Map Drawing No. 4296, on file in the Office of the City Clerk 

as Document No. 00- (Rezone No. 651700), and 

WHEREAS, on , the Planning Commission of the City of San Diego 

considered Rezone No. 651700, and voted to recommend City Council approval 

of Rezone No. 651700; and 

WHEREAS, the matter was set for public hearing on _________ _ 

testimony having been heard, evidence having been submitted and the City Council having full 

considered the matter and being fully advised concerning the same; and 

-PAGE 1 OF 2-



ATIACHMENT9 

WHEREAS, under Charter section 280(a)(2) this ordinance is not subject to veto by the Mayor 

because this matter requires the City Council to act as a quasi-judicial body and where a public 

hearing was required by law implicating due process rights of individuals affected by the 

decision and where the Council was required by law to consider evidence at the hearing and to 

make legal findings based on evidence presented; NOW, THEREFORE, 

BE IT ORDAINED, by the Council of the City of San Diego, as follows: 

Section 1. That the 22.42-acre site located at 10137 Scripps Gateway Court, and legally 

described as Lots 1-6 and A-C of Scripps Gateway Unit No.2, Map No. 14004, in the Miramar 

Ranch North Community Plan area, in the City of San Diego, California, as shown on Zone Map 

Drawing No. B-4296, on file in the Office of the City Clerk as Document No. 00- ___ _ 

is rezoned from the IP -2-1 zone to the CR -2-1 zone, as the zone is described and defined by San 

Diego Municipal Code Section 131.0503. This action amends the Official Zoning Map adopted 

by Resolution R-301263 on February 28,2006. 

Section 2. That Ordinance No. R-301263 (NEW SERIES), adopted February 28, 2006~, of the 

ordinances of the City of San Diego is repealed insofar as the same conflicts with the rezoned 

uses of the land. 

Section 3. That a full reading ofthis ordinance is dispensed with prior to its final passage, a 

written or printed copy having been available to the City Council and the public a day prior to its 

final passage. 

Section 4. This ordinance shall take effect and be in force on the thirtieth day from and after its 

passage, and no building pennits for development inconsistent with the provisions of this 

ordinance shall be issued. 
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APPROVED: JAN GOLDSMITH, City Attorney 

By _____________ _ 
Attorney name 
Deputy City Attorney 

Initials~ 

Date~ 

Or. Dept: INSERT~ 
Case No.1 80357 
O-XXXX 
Form=inloto.frm(61203wct) 

Rev 10-05-09 hmd 
document4 
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CITY OF SAN UlEGO • DEVELOPMENT SERVICES 
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DOC # 2005-0330156 
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CONDITIONAL USE PERMrT NO. l74323 
PLANNED DEVELOPMENT PERMIT NO. 174324 

EXTENSION OF TIME FOR CONDITIONAL USE PERM1TIPLANNED INDUSTRJAL 
DEVELOPMENT PERMIT NO. 99~1027 

HEARING OFFICER 

This Conditional Use Permit No. 174323 and Planned Development Permit No. 174324, an 
extension of time to combination Conditional Use PermitIPlanned Industrial Development 
Permit No. 99-1027, County Recorder's Office Document number 200 1 ~0945515 7 dated 
December 21,2001, is granted by the Hearing Officer of the City of San Diego to MED
IMPACT, INC., OwnerlPermittee, pursuant to San Diego Municipal Code [SDMC] section 
126.0111 (e). The 30 acre site is located a.t 10181 Scripps Gateway Court in the IP~2wl zone,of 
the Miramar Ranch North Community Plan. The project site is legally described as lots 1 
through 6, and lots A, B and C of recorded Parcel Map No. 14004, 

Subject to the tenns and conditions set fOlth in this Permit, p~mnission is granted to the 
OwnerlPermittee to construct a corporate office facility, described and identified by size, 
dimension, quantity, type, and location on the approved exhibits, dated November 28, 2001, on 
file in the Development Services Department. 

This permit shall consist ofthe following facilities and site improvements as identified by 
dimension, quantity, and location on the corresponding Exhibits "A" for this project, dated 
November 28,2001, on file in the Office of the City's Development Services Department: ' 

a, Construct the following corporate office structures and ancillary buildings on the 
subject property: 
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Building Occupancy Floor Floor Area Garage 
Number Levels Parking Stalls 

1 Office 6-story 148,544 sq. ft. 440 

2 Office 5-story 124,001 sq. ft. 0 

3 Office 5.story 124,001 sq. ft. 697 

4 Employee training, 2-story 26,469 sq. ft. ° Cafeteria, exercise facility 

5 Office 6-story 148,554 sq. ft. 74 

6 Office 3-story 78, 851 sq. ft. 172 

7 Child daycare facility I-story 8,026 sq. ft. 0 
(with outdoor play area) 

Totals:7 N/A N/A 658,456 sq. ft. 1,383 

b. Grading and landform alteration improvements, 

c. Landscape, hardscape and permanent irrigation improvements. 

d. On-site parking facilities 

STANDARD REQUIREMENTS: 

1. Construction, grading or demolition must commence and be pursued in a diligent manner 
within thirty-six months after the effective date of final approval by the City, following all 
appeals. Failure to utilize the permit within thirty-six months will automatically void the permit. 

2. No permit for the construction, occupancy or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted 
on the premises until: 

a. The Permittee signs and returns the Pennit to the Development Services Department; 
and 

b. The Permit is recorded in the Office of the San Diego County Recorder 

3. Unless this Permit has been revoked by the City of San Diego the property included by 
reference within this Permit shall be used only for the purposes and under the terms and 
conditions set forth in this Permit unless otherwise authorized by the City Manager. 
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4. This Permit is a covenant running with the subject property and shall be binding upon the 
Permittee and any successor or successors, and the interests of any successor shall be subject to 
each and every condition set out in this Permit and aU referenced documents. 

5. The utitization and continued use of this Pennit shall be subject to the regulations of this 
and any other applicable governmental agency .. 

6. Issuance of this Permit by the City of San Diego does not authorize the Permittee for this 
permit to violate any Federal, State or City laws, ordinances, regulations or policies including, 
hut not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 
U.S.C. § 1531 et seq.). 

7. Other than specified herein this' Pennit, the OwnerfPermittee shall comply with all 
conditions as set forth in Conditional Use Permit and Planned Industrial Development Permit 
No. 99-1027. 

8. The OwnerlPermittee shall secure all necessary building permits. The applicant is 
informed that to secure these pennits, substantial modifications to the building and site 
improvements to comply with applicable building, fire, mechanical and plumbing codes and 
State law requiring access for disabled people may be required. 

9. Before issuance of any building or grading permits, complete grading and working 
drawings shall be submitted to the City Manager for approval. Plans shall be in substantial 
conformity to Exhibit "A," on file in the Development Services Department. No changes, 
modifications or alterations shall be made unless appropriate application(s) or amendment(s) to 
this Pennit have been granted. 

10. All of the conditions contained in this Permit have been considered and have been 
determined to be necessary in order to make the findings required for this Permit. It is the intent 
of the City that the holder of this Permit be required to comply with each and every condition in 
order to be afforded the special rights which the holder of the Pennit is entitled as a result of 
obtaining this Permit. 

In the event that any condition ofthis Permit, on a legal cha:tlenge by the Owner/Permittee 
of this Permit, is found or held by a court of competent jurisdiction to be invalid, unenforceable, 
or unreasonable, this Permit shall be void. However, in such an event, the OwnerlPennittee shall 
have the right, by paying applicable processing fees, to bring a request for a new permit without 
the "invalid" conditions(s) back to the discretionary body which approved the Permit for a 
determination by that body as to whether all of the findings necessary for the issuance of the 
proposed permit can still be made in the absence of the "invalid" condition(s). Such hearing shall 
be a hearing de novo and the discretionary body shall have the absolute right to approve, 
disapprove, or modifY the proposed permit and the condition(s) contained therein. 

RIGINAL 
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ENVIRONMENT ALIMITIGATION REQUIREMENTS: 

11. Mitigation requirements are tied to the environmental document, specifically the 
Mitigation, Monitoring, and Reporting Program (MMRP). These MMRP conditions are 
incorporated into the permit by reference or authorization for the project. 

12. As conditions of Conditional Use Permit WId Planned Industrial Development Permit No. 
99-1027, the mitigation measures specified in the MMRP, and outlined in the Environmental 
Impact Report LDR No. 92-0466 shall be noted on the construction plans and specifications 
under the heading ENVIRONMENT AUMITrGATION REQUIREMENTS. 

13. The OwnerlPermittee shall comply with the Mitigation. Monitoring, and Reporting 
Program (MMRP) as specified in the Environmental Impact Report, LDR NO. 92-0466 
satisfactory to the City Manager and City Engineer. Prior to issuance of the first grading permit, 
all conditions of the MMRP shall be adhered to to the satisfaction of the City Engineer. All 
mitigation measures as specifically outlined in the MMRP shaH be implemented. 

14. Prior to issuance of any construction permit, the applicant shall pay the Long Term 
Monitoring Fee in accordance with the Development Services Fee Schedule to cover the City's 
costs associated with implementation of permit compliance monitoring. 

Any party on whom fees, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this development permit, may protest the imposition within ninety days 
of the approval of this development permit by filing a written protest with the City Clerk 
pursuant to California Government Code section 66020. 

APPROVED by the Hearing Officer of the City orSan Diego on March 2, 2005 and Resolution 
Number 

ATrACHMENT 10 
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ALL-PURPOSE CERTIFICATE 

TypefPTS Approval Number of Document: CUP 174323 
PID 174324 

STATEOFCALIFORN!A . ~;OfAP:;:/)A=2005 . 

COUNTY OF SAN DIEGO ~~'Jit~ 
ROBERT P. TUCKER, Development Project Manager 

On McvcM~jOLliefore me, Raquel Herrera, (Notary Public), personally Robert P. Tucker, 
Development Project Manager of the Development Services Department of the City of 
San Diego, personally known to me to be the person(tt) w~ose name(.et i s/~ subscribed to the 
within instrument and acknowledged to me that he/she/they executed the same in hisll~r 
capacity(Ulsr, and that by hislhiffttreir s ignature~) on the instrument the person(~, or the entity 
upon behalf of which the person~ acted, executed the instrument. 

WITNESS my hand and official seal 

Signature ~ .. ~l~ 
RaqueJ Herrera 

. Iv\UUI L HE-RRERA 

@ comm\sslon " 1 4~4775 J No'"", "'~~ - C.o,"om'" j 
, - son DIego CO\,If\ty i 

-. , :MveorrmJeeJu'll&'~ 
e.'9'.~ oc;u 

ALL-PURPOSE CERTIFICATE 

OWNER(S)IPERMITTEE(S) SIGNATUREINOTARIZATION: 

THE UNDERSIGNED OWNER(S)IPERMmEE(S), BY EXECUTION THEREOF, AGREES 
TO EACH A ERY CONDITION OF THIS PERMIT AND PROMISES TO PERFORM 
EACH EVER 'A TION OF OWNER(S)/PERMITTEE(S) THEREUNDER. 

Si ed Signed __ ~ _ ____ __ 
TYPed Name L~ t. \...f\-.~r~ Typed Name . 

N:cc\-\ W\~ I \,JC 
STATE OF CRI-/..c-t?£:NJA .. 
COUNTY OF . ~J l)V;1a 

On.Bmll5,< ~ before me, ..dU?)P .::?1t1d-tt, (Name of Notary Public) 
personally appeared .J:ytpltQ 6~ tt9/zq / c::.c-- , personally known to me (or 
proved to me on the basis of satisfactory evidence) to be the person(.s1 whose nam~ is/fife" 
subscribed to the within instrument and acknowledged to me that he/sftefthey executed the same 
in his~ authorized capacity~and that by his~r signature(sron the instrumert 
the person~, or the entity upon behalf of which the person~ acted, executed the instrument. 

WITNESS my hand and official seal. 
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HEARING OFFICER RESOLUTION NO. 4942 
CONDITIONAL USE PERMIT NO. 174323 

PLANNED DEVELOPMENT PERMIT NO. 174324 
MED·IMPACT CORPORATE HEADQUARTERS 

AlTACHMENT 

WHEREAS, MED~IMPACT, INC., OwnerlPennittee, filed an application with the City of San Diego for 
an extension of time to Conditional Use PennitIPlanned Industrial Development Permit No. 99-1027 to 
construct a corporate office facility as described in and by reference to the approved Exhibits "A" and 
corresponding conditions of approval for the associated Conditional Use Permit No, 174323 and Planned 
Development Permit No, 174324, on portions of a thirty (30) acre site; 

WHEREAS, the project site is located at 10181 Scripps Gateway Court in the IP~2-1 zone of the Miramar 
Ranch North Community Plan; 

WHEREAS, the project site is legally described as lots 1 through 6, and lots A, Band C of recorded 
parcel map no. 14004; 

WHEREAS, on March 2, 2005, the Hearing Officer of the City of San Diego considered Conditional Use 
Pennit No. 174323 and Planned Development Permit No. pursuant to the Land Development Code of~e 
City of San Diego; NOW, THEREFORE, 

BE IT RESOLVED by the Hearing Officer ofthe City of San Diego as fonows: 

That the Hearing Officer adopts the following written Findings, dated March 2, 2005. 

FINDINGS: 

Extension of Time of a Development Permit - Section 126.0n 1 

1. The project as originally approved and without any new conditions would not place 
the occupants of the proposed development or the immediate community in a 
condition dangerous to their health or safety. 

No new conditions are required to protect the occupants of the proposed development or 
immediate community. Current conditions present in the original pennit address health 
and safety of the occupants and immediate community. Approval of the extension of time 
without new conditions will not place occupants or members of the immediate community 
in a dangerous condition. The original permit includes conditions which address the 
health and safety of the public. 

2. No new condition is required to comply witb state or federal law. 

No new state or federal laws have been implemented relative to the typical uses or 
proposed structures. No new regulations have been passed which would require the 
addition of any new conditions in connection with the proposed development. 

[ ORIGINAL I 
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BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing Officer, 
Conditional Use Permit No. 174323 and Planned Development Permit No. 174324 are hereby 
GRANTED by the Hearing Officer to the referenced OwnerlPermittee, in the form, exhibits, terms and 
conditions as set forth in Permit Nos. ·174323 and 174324, a copy of which is attached hereto and made a 
part hereof. 

Robert P. Tucker 
Development Project Manager 
Development Services 

Adopted on: March 2, 2005 

Job Order No. 42-3729 

cc: Legislative Recorder, Planning Department 
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ATTACHMENT 11 

(R-2002-xxxx) 

RESOLUTION NUMBER R-_____ _ 

DATE OF FINAL PASSAGE _____ _ 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
SAN DIEGO ADOPTING AN AMENDMENT TO THE 
GENERAL PLAN AND MIRAMAR RANCH NORTH 
COMMUNITY PLAN TO RE-DESIGNATE 22.42 ACRE AREA 
LOCATED AT 10137 SCRIPPS GATEWAY COURT FROM 
INDUSTRIAL TO REGIONAL COMMERCIAL AND TO 
REMOVE THE PRIME INDUSTRIAL LAND DESIGNATION 
FROM THE AREA. 

WHEREAS, Scripps Highlands Partners, LLC, requested an amendment to the General 

Plan and the Miramar Ranch North Community Plan to re-designate a 22.42-acre located at 

10137 Scripps Gateway Court site from Industrial to Regional Commercial and to remove the 

Prime Industrial Lands designation from the site (General Plan/Community Plan Amendment). 

The site is legally described as Lots 1-6 and A-C of Scripps Gateway Unit No.2, Map No. 

14004, City of San Diego, County of San Diego, State of California; and 

WHEREAS, on ________ , the City Council of the City of San Diego held a 

public hearing for the purpose of considering the General Plan /Community Plan Amendment; 

and 

WHEREAS, on ________ , the Planning Commission of the City of San 

Diego considered the General Plan/Community Plan Amendment and voted 
---- to 

recommend approval of the General Plan/Community Plan Amendment; 

WHEREAS, the Council has considered the following factors with respect to the General 

Plan/Community Plan Amendment: 1) consistency with the goals and policies of the General 

Plan and the Miramar Ranch North Community Plan; 2) additional public benefits to the 
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community as compared to the plans; 3) availability of public facilities to serve the proposed 

increase in density/intensity, or their provision is addressed as part of the Community Plan 

Amendment; 4) the level and diversity of community support; 5) appropriateness of the size and 

boundary for the amendment site; 6) the provision of additional benefit to the community; 7) 

implementation of major General Plan and Miramar Ranch North Community Plan goals; and 8) 

the provision of public facilities; 

WHEREAS, the City Council of the City of San Diego has considered all maps, exhibits, 

and written documents contained in the file for this project on record in the City of San Diego, 

and has considered the oral presentations given at the public hearing; NOW, THEREFORE, 

BE IT RESOLVED, by the Council of The City of San Diego, that it adopts the General 

Plan/Community Plan Amendment, a copy of which is on file in the Office of the City Clerk as 

Document No. RR- , contingent upon final passage of 0-
------------- ----------

rezoning the site from the existing IP-2-1 zone into the CR-2-1 zone. 

APPROVED: JAN GOLDSMITH, City Attorney 

By ________________ _ 

Deputy City Attorney 

MJL:pev 
INSERT Date 
Or.Dept:DSD 
R-2002- INSERT 
Form=r-t.frm(61203wct) 

Revised 1-14-13 HMO 
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MIRAMAR RANCH NORTH COMMUNITY PLAN 

The following amendments have been incorporated into this December 2005 posting of this Plan: 

Amendment 

Miramar Ranch North 
Community Plan adopted 

Residential dwelling units 
increased and revised 
Circulation Element to 
include a new major road 

To reduce the visibility of 
Miramar Ranch NOlth 
development 

Land designations 

Land redesignations and 
reduce residential densit ies 

Land use redesignation for 
the Mercy Site 

Date Approved 
by Planning 
Commission 

Resolution Date Adopted by Resolution 
Number Number City Council 

December 28, 1979 R-21 92 March 4, 1980 R-25 13 17 

May 2 1, 1987 R-268372 

April 16, 199 1 R-277711 

June 6, 1995 R-285917 

September 29, 1998 R-290777 
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SECTION 1: INTRODUCTION 

The Miramar Ranch North Community Plan (Plan) and accompanying Environmental Impact 
Report (EIR) are required by the City of San Diego for the orderly, sensitive and appropriate 
development of lands north of Miramar Reservoir. Preparation of the Plan was officially 
made possible with the San Diego City Counci l's recognition of the Miramar Ranch N0l1h 
planning committee and the planning area boundary in January 1979, per Resolution No. 
222650. The planning committee, which was composed of residents of Scripps Miramar 
Ranch and developers and landowners in the planning area, was charged with assembling and 
recommending a community plan for City adoption. The City Council adopted the Plan on 
March 4,1980, by Resolution No. 251317. On June 28,1984, the Planning Commission 
authorized planning staff to proceed with an amendment to the Miramar Ranch N011h 
Community Plan. 

The area encompassed by the Plan is designated a planned urbanizing area in the 1979 
Progress Guide and General Plan (General Plan) of the City of San Diego. The area is 
permitted to develop prior to 1995, provided urbanization occurs in an orderly, contiguous 
manner and public fac ilities are provided concomitant with growth. 

1.1 LOCATION OF THE PLANNING AREA 

The Miramar Ranch North community is located in the north central part of the San Diego 
Metropolitan area, predominantly within the n0l1heast limits of the City of San Diego. It lies 
on the east side of Interstate 15 (1-15), north of Scripps Miramar Ranch, about 16 miles north 
of the San Diego central business district and 13 miles south of the city of Escondido. 
Figure 1 illustrates the location of the Miramar Ranch North area in the San Diego region. 

Nearby existing communities include Mira Mesa to the southwest, Pefiasquitos East to the 
northwest, Poway to the northeast and Scripps Miramar Ranch to the south. These 
communities are currently experiencing growth under recently approved community plans. 
New communities presently being developed include Sabre Springs and Carmel Mountain 
Ranch along 1-15 to the n0l1h of Miramar Ranch N011h. 

1.2 PLANNING AREA DESCRIPTION 

The Miramar Ranch North planning area is shown in Figure 2. The community is roughly 
bounded by the Pefiasquitos Creek valley to the n011h, the City-county line to the east, the 
Scripps Miramar Ranch Community Plan boundary and Miramar Lake to the south and 1-15 
to the west. The planning area encompasses approximately 1 ,~842 acres, including 
Cypress Canyon, which runs east-west through the property. 

1.3 SCOPE AND PURPOSE OF THE PLAN 

The purpose of the Plan is to provide guidelines for future public and private development 
within the Miramar Ranch North community through 2000. The Plan includes a series of 
goals and objectives established for the community which are consistent with citywide 
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ATIACHMENT 12 

Given the opportunities for functional and aesthetic integration with Scripps Ranch, this Plan 
gives a number of proposals for development of Miramar Ranch North that facilitate ties 
between the twin communities. These include: 

• Integration of the circulation systems, including roads, bikeways and pedestrian paths. 

• Development of joint usage public and community facilities, supporting a service area 
encompassing both communities and distributing facilities between the two communities 
for adequate access. 

• Guidelines for creating a community atmosphere similar to Scripps Ranch, emphasizing a 
wooded, naturalized landscape, the eucalyptus tree motif, earth, pastel and wood tones in 
construction and a similar grading concept. 

• Treatment of Miramar Lake as both a public resource for the City and as a community 
asset for local residents and employees. 

This Plan was prepared with the support of Scripps Ranch residents who participated through 
the Miramar Ranch North planning committee. Also, Scripps Ranch residents were kept 
informed of the community planning process as it progressed. The Scripps Miramar Ranch 
participated directly in development of the conditions of approval and voted to support the 
Plan. Therefore, the proposals in this Plan reflect and reinforce the recommendations of the 
Scripps Miramar Ranch Community Plan. 

2.3 SUMMARY OF COMMUNITY GOALS 

A number of goals for guiding the development of Miramar Ranch North through 2000 have 
been generated. The overall goal is to develop an identifiable community of balanced land 
uses, which meets the needs of residents and working persons, complements the Scripps 
Ranch community and makes a positive contribution to the quality of life in the San Diego 
region. The goals subsumed under this overall goal are outlined below. 

Transportation: Construct and maintain an adequate system for vehicular, future transit, 
bicycle and pedestrian circulation within the community, while providing adequate access to 
the larger San Diego region. 

Housing: Accommodate a substantial amount of residential development in the community, 
providing a diversity of housing options while enhancing the physical environment. 

Industry: Promote industrial .. aHd-business park, and office development which provides 
employment opportunities while enhancing the physical environment of the community. 

Commercial: Encourage attractive accessible commercial development meeting the 
community shopping and services requirements of the ranch and surrounding communities. 

Public Services: Guarantee a range of public services tailored to local requirements and 
accessible to the community, and as needed, to Scripps Ranch. 

- 11 -
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Parks and Recreation: Provide adequate park development, recreational facilities and active 
use open space as needed for the community, while ensuring access to nearby regional parks. 

Schools: Support the development and maintenance of educational facilities and programs 
meeting the needs of the community, in both the community itself and surrounding areas. 

Community Social Needs: Support development of social services, programs and facilities 
responsive to the changing physical and socioeconomic needs of community inhabitants. 

Community Design: Promote high quality design throughout the community, with special 
emphasis on projects and roadways in highly visible areas. 

Resources Management: Encourage the careful management of community environmental 
resources, through preservation of a passive open space network and support of 
environmentally sensitive development. 

Implementation: Ensure the provision of adequate public and private facilities and services 
to meet community needs concurrently with residential and industrial growth and provide for 
the ongoing maintenance of community facilities and open space. 

2.4 LAND USE LOCATIONS 

Figure 4 depicts the locations of land uses in the planning area. 

As shown, industrial park uses are limited to the western and northern portions of the 
community, with good access to 1-15. Residential uses are shown on most of the remaining 
developable acreage. Community facilities supporting the primary industrial and residential 
uses are largely sited along the Cypress Canyon greenway, with particular emphasis on the 
Ranch Center at the head ofthe canyon, and along Scripps Poway Parkway. The support uses 
include commercial centers, active recreation facilities, schools and religious buildings. 

Developed areas are intertwined with open space areas. Special open space preserves are 
designated to preserve particular biological resources. The northwestern corner of the 
planning area is shown as future institutional, subject to detailed study at a later date. 

The areas shown in Figure 4 represent approximate developable or preserve areas. The 
actual outlines of these areas will be determined on a project basis, during detailed planning, 
engineering and environmental review. 

The conceptual grading plan included at the end of the Plan further defines the areas shown 
in Figure" and is intended to represent a worst case grading situation. Grading design for 
subsequent tentative maps should preserve no less natural open space than is shown on the 
conceptual grading plan. When future tentative maps and development plans are prepared, 
the location and configuration of grading could change, but the amount and quality of natural 
open space should not be reduced. Any reduction in the amount or quality of natural open 
space would require a community plan amendment. 

- 12 -



ATIACHMENT 12 

2.5 LAND USE ACREAGE AND DENSITY ALLOCATIONS 

The planning area encompasses approximately 1,&J$--842 acres in total. About 882 acres, or 
48 percent, are developed, while around 953 acres remain in some form of open space. 

Tables 2 and 3 summarize the land use acreage and density allocations in the planning area. 
Approximately 628 acres, or 71 percent, of the development acreage is allocated to 
residential development. The other major land use are is--industriallbusiness park, {which 
constitutes about 45@ acres, or fivese¥eft percent, of the development acreage), regional 
commercial (22 acres, three percent), and commercial (42 acres, five percent). The remaining 
buildable property is devoted to support uses such as eommereial, recreation, community 
institutional facilities and roadways. 

The 953 acres of parks, recreation, and non-building area is broken into 673 acres of natural 
open space, which is 74 percent of the open space area. Additionally, there are 110 acres of 
open space in slopes over 30 feet high; 41 acres in parks and sports fields, which includes 
five acres of joint community-school use in parcel eight; and 129 acres in improved 
landscape transition areas. The transition-restricted area includes land which is graded then 
replanted. The net area for res idential, industrial and commercial uses includes area for 
landscaping in accordance with standard development requirements and policies of the City. 

2.6 SUMMARY OF RESIDENTIAL AND EMPLOYMENT OPPORTUNITIES 

The General Plan calls for the development of balanced communities in planned urbanizing 
areas. This means there should be provision for a range of housing types for a range of 
socioeconomic groups. It also means employment centers should be provided as well as 
residential development. 

Table 4 summarizes the residential and employment opportunities estimated to be created by 
this Plan's proposals. A total of 4,589 dwelling units are proposed which represents the 
summation of the maximum density range in dwelling units per acre authorized by the land 
use category. These are in five density ranges. An estimated 1,7404,174 positions are 
generated by the planned industrial and commercial areas and community facilities. 

The 4,589 dwelling units constitute approximately five percent of the total dwelling units 
within the City of San Diego, estimated for the north 1-15 corridor by 1995. 

2.7 REVIEW OF PLAN IMPLEMENTATION 

This Plan provides for the implementation of the development proposals and design guidelines 
contained herein. Each land use element contains a section on required actions and responsible 
parties for implementation. In addition, the Implementation Element (Section 13) presents 
development phasing, conditions of development, physical planning implementation and the 
public facilities financing program. Below, the implementation program is briefly summarized. 

Development should be phased to provide adequate community and public facilities in phase 
with residential and industrial development. This includes facilities such as schools, public 
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Land Use 

Residential 

Very Low 

Low 

Low-Medium 

Medium 

Medium High 

Sub-total 

Commercial 

Industrial 

Facilities and Services 

School 

Park-and-Ride 

Institutional 

Fire Station 

Parks 

Sub-total 

Other (Fu ture Institutional) 

Community Roads l 

Non-Building Areas2 

TABLE 2 

LAND USE ALLOCATION SUMMARY 

Density DU/Acre 

0-3 

3-6 

6-9 

9-12 

12-24 

Net Acres 

50 

280 

169 

46 

83 

628 

4466 

6045 

10 

2 

6 

41 

60 

47 

84 

Natural Open Space 673 

ATTACHMENT 12 

Percent of Area 

2.7% 

15.2% 

9.2% 

2.5% 

4.5% 

34.2% 

M3.6% 

H 2.5% 

0.5% 

0.1% 

0.3% 

0.1% 

2.2% 

3.3% 

2.6% 

4.6% 

36.7% 
----------------------------------------------------------------

Replanted Areas 129 7.0% 

Slopes over 30 Feet High 110 6.0% 
-----------

Sub-total 91 2 49.7% 

Total 100.0% 

1. Community Roads - Roads shown in the community plan map, Figure 4. 

2. Non-Building Areas - Of land within the Non-Bui lding Areas, approximately 3 1 acres fall within the SDG&E easement 
that both crosses and runs parallel to Scripps Poway Parkway. 
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TABLE 3 
LAND USE BY PARCEL 

Parcel 
Density Range 

DUlAC 
Unit 

Limit 
Future Institutional 47 
Commercial 6 

2A lRdl:lstrialRegional Commercial :;;:122 

2B Industrial 12 
3 Park-and-Ride 2 

4A Industrial 33 
4B Commercial 4 
4C Commercial 11 
4D Commerci al 5 

5 Commercial 11 
6 Recreational Commerce 7 
7 Park 18 
8 School 5 

9A Medium-High 12 - 24 9 133 
9B Medium-High 12 - 24 9 133 
9C Low-Medium 6 - 9 12 80 
9D Low-Medium 6 - 9 13 73 
9E Low-Medium 6 - 9 12 ____ 7_4 __ 
10 Medium-High 12 - 24 12 288 

---------~~----------------- ------------
11 Medium-High 12 - 24 6 144 ---
12 Medium 9 - 12 6 72 
13 Park 20 
14 School 5 
15 Low 3 - 6 44 244 

16 Institutional 6 
17 Low-Medium 6 - 9 24 224 
18 Low 3- 6 3 17 
19 Low 3 - 6 63 250 

20 Low 3 - 6 50 199 
21 Low-Medium 6 - 9 39 264 

22 Medium 9 - 12 40 382 

23 Low-Medium 6 - 9 35 235 
24 Low-Medium 6 - 9 34 200 
25 Low 3 - 6 37 174 

26 Low 3 - 6 4 18 
27 Fire Station 
28 Medium-High 12 - 24 8 135 
29 Low 3 - 6 29 158 
30 Low 3 - 6 7 30 
31 Very Low 0 -3 19 55 ----------
32 Very Low 0 -3 31 102 

_ 33 __ Medium-H~h 20 300 12 - 24 
-----

34 Medium-High 12 - 24 19 4 10 

35 Low 3 - 6 43 195 ---
37 Lakeview Park 3 ------------------------------------------------------
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TABLE 4 

RESIDENTIAL AND EMPLOYMENT OPPORTUNITIES 

DUlNet 
Housing Categories Developable Acre Approximate DU Percent Total 

Very Low 0-3 157 3% 
---

Low 3-6 1,285 28% 

Low-Medium 6-9 1,150 25% 

Medium 9-12 454 10% 

Medium-High 12-24 1.543 34% 

Total 4,589 100% 

Em ployees/G ross Approximate 
Employment Types Developable Acre Employees Percent Total 

Industrial/Business Park 39-1-& ~1,755 @28% 

Community Commercial -Mll ~1,l 47 U 19% 

Freeway Commerci al 20 140 S2.% 

Regional Commerci al 95 3,040 49% 

Community Facilities Varies 150 92.% 

Total -1-,1406,232 100% 
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SECTION 3: TRANSPORTATION ELEMENT 

Goal: Construct and maintain an adequate system for vehicular, future transit, bicycle and 
pedestrian circulation within the community, while providing adequate access to the larger 
San Diego region. 

3.1 SUBREGIONAL TRAFFIC 

ATIACHMENT 12 

Objective: Ensure sufficient capacity on the I- I S interchanges and onsite roadway to handle 
traffic generated by the community. 

Interstate 15 provides the major means of access from the region to Miramar Ranch North 
(F igure 5). It exists as has recently been upgraded to an eight-lane facility (1983) andwith 
two HOV lanes are now being added. A current Caltrans project to widen Interstate 15 called 
"I- IS Managed-Lanes South Segment" is under construction and schedule for completion in 
201 2. This proj ect will widen Interstate 15 to four HOV lanes with extra general purpose 
lanes in several locations between SR-163 and SR-78. South of the Miramar WaylI-15 
interchange, there are two major roadways, I-IS and Kearny Villa Road. Jnterstate 15 
continues south through Mission Valleydrops down into Murphy Canyon whi le Kearny Villa 
Road joins State Route 163 (SR-163); both routes cross Interstate 8 (1-8) to the south. 
Kearny Villa Road follows the former I-15/SR-163 route through Kearny Mesa, then joins 
SR-163, which goes south across 1-8 into downtown. North of Miramar Ranch North, I- IS is 
being widened as previously discussed. It will be constructed as I 15 is an eight-lane to ten
lane fac il ity with four HOV lanes through until it passes Rancho Bernardo. 

3.1a Roadway Capacity of Interstate 15 

Interstate 15 is the primary regional north/south corridor providing access to Miramar Ranch 
North. Congestion seems imminent on I 15 because of grmvth in the North City and through 
traffic to and from north of San Diego.Interstate 15 currently experiences congestion during 
peak hours. Forecasts for future traffic in the Interstate 15 corridor The horizon year traffic 
forecast ranges from ~375,000 ADT to ~25,000 ADT between SR-163 and SR-
56depending on the routing of and construction of other links in the region's planned 
circulation network. Although substantial traffic growth is projected in the corridor, 
additional lanes currently under construction by Caltrans should alleviate much of the 
freeway congestion. Even with anticipated traffic growth, much of Interstate 15 is expected 
to operate at an acceptable level of service with few exceptions. Additional transit 
improvements within the corridor, including Bus Rapid Transit (BRT), along with 
improvements to the HOV lanes should also improve service on this corridor.Growth of 
employment centers to the north in Rancho Bernardo, Sabre Springs and Carmel Mountain 
Ranch, along with those in western Mira Mesa, Sorrento Valley and La Jolla, serves to 
counterbalance and decrease Miramar Ranch North ' s dependence on the most heavily used 
lanes of I 15 during the rush hours. Industrial uses within Miramar Ranch N0l1h also serve as 
a counterbalance to rush hour traffic on I 15. 

3.1 b Interchange Capacity at Interstate 15 
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Two 1-15 interchanges serve the planning area: Mercy interchange (Mercy Road-Scripps North 
Parkway) and Mira Mesa interchange (Mira Mesa Boulevard-Scripps Ranch Boulevard). 
Traffic generated by development of the Scripps Ranch amendment project, the county island 
area located east of the planning area, will flow via Scripps North Parkway or Spring Canyon 
Road to the Mercy interchange on 1-15. 

Mercy interchange will continue to be characterized by high volumes of traffic outgoing 
southbound and incoming northbound in the morning. The outgoing traffic is commuter 
traffic generated by the residential development proposed in Peiiasquitos East and Miramar 
Ranch North. On the other hand, the-incoming traffic is destined for retail to the industrial 
park-and commercial areas in Miramar Ranch North,.', Retail uses are little utilized during the 
morning peak and thus would cause little conflict with residential traffic in the morning. 
Further, the opportunity for substantial trip matching within the community exists when 
residential trips find shopping opportunities within the community. This avoids more 
lengthy trips and reduces congestion. However, existing congestion at Mercy interchange is 
expected to continue with limited opportunities for improvement. Improvements in freeway 
flow will improve interchange access and operations at bottlenecks are removed. Further, 
providing better storage for turns and changes in signal timing/lane utilization would 
substantially improve flow at this interchange. To better accommodate future growth 
improvements subject to Caltrans requirements should be constructed when existing plan 
traffic thresholds are met.counterbalancing interchange flov/s. In spite of the counterbalance, 
the interchange should be designed to handle peak hour volumes under the 75 foot wide 
underpass. The first stage improvements vAll be 'vVidening of the interchange ramps to 
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provide for turning movements along 'lAth the roadv/ay construction. In addition, signals 
should be provided as needed. Once the dVlelling unit threshold as set forth in Table 21, 
'.vhich may be found in Seeti6H 13, Implementati6n Element of this text, is reached, then 
second stage improvements designed in accordance 'lAth Caltrans requirements should be 
constructed for the westbound Scripps North Parkway to southbound I 15 movement. 

The Mercy interchange as proposed '.vith vAdening and improvements per Caltrans 
requirements wiH adequately handle the traffic from Miramar Ranch North. The subject of 
funding these improvements must be dealt with in the PFFP for Miramar Ranch North. 
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Mira Mesa interchange possesses a high volume of southbound traffic and operates over 
capacity in the morning peak hour. Improvements in freeway flow will improve interchange 
access and operations at bottlenecks are removed. Further, improvements including 
reconstruction and reconfiguration of the existing ramps, as well as widening of Mira Mesa 
Boulevard in the interchange area are planned. These improvements, combined with the 
opportunity of utilization of the non-congested Carroll Canyon interchange to the south are 
expected to improve flow at the Mira Mesa Boulevard interchange. These improvements 
should substantially increase the capacity of the Mira Mesa interchange. This traffic is 
generated by residential developments in Mira Mesa, Scripps Ranch and Miramar Ranch 
North. The critical ramp is the southbound ramp from Scripps Ranch! Miramar Ranch North, 
which is estimated to be some'Nhat over capacity. Hmvever, traffic from Scripps Ranch can 
be adequately accommodated on an alternate interchange, Carroll Canyon to the south, 
leaving the Mira Mesa interchange at full use rather than over capacity. Additional signals 
and restriping for the interchange should be provided as needed, especially at the intersection 
of Mira Mesa Boulevard 'vvith Scripps R1tnch Boulevard. 

3.1c Status of Other Subregional Routes 

The subregional circulation facilities which serve Miramar Ranch North have undergone 
significant improvements since the 1980 community plan was adopted. At that time, phasing 
for Miramar Ranch North was tied to (1) improvements to the 1-15 corridor, (2) connection 
of Mira Mesa Boulevard from 1-15 to 1-805, and (3) improvement of the Mercy interchange 
at 1-15. Also since 1980, Poway has added an east-west link, called the Poway Arterial, from 
the proposed Beeler Canyon Industrial Park to Pomerado Road just north of the planned 
intersection of Po mer ado Road with Spring Canyon Road. 

The 1-15 corridor improvements planned in 1980 are now complete and work has 
commenced on the 1-15 HOV lanes. The criteria used for Miramar Ranch North phasing 
contained in the 1980 plan have all been completed or are now under construction. 

Connection of Mira Mesa Boulevard from 1-15 to 1-805 is complete, meeting another of the 
phasing criteria for Miramar Ranch North. 

Mercy interchange is the only as yet unmet phasing criteria, so improvements to this 
interchange are included in the phasing plan contained in Section 13, Implementation 
Element, Table 21, of this text. 
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SECTION 5: INDUSTRIAL ELEMENT 

Goal: Promote industrial and business park development which provides employment 
opportunities while enhancing the physical environment of the community (Figure 15). 

5.1 NEED FOR EMPLOYMENT OPPORTUNITIES 

ATTACHMENT 12 

The General Plan calls for development of employment centers in "planned urbanizing areas" 
such as the 1-15 corridor. This is part of the City's effort to develop a sound employment 
base and a diverse economy including manufacturing. According to the General Plan, 
employment centers are supposed to be well located, in order to provide residents of new 
communities with realistic employment opportunities without long distance commuting. 
Small industrial park complexes situated throughout the urbanizing area are considered 
desirable. 

The Miramar Ranch NOli h planning area should provide employment opportunities within its 
boundaries. Employment centers inside the community should supplement other 
industrial/business park deve lopments in the 1-15 corridor. Complexes currently exist in 
Scripps Ranch, Mira Mesa, Kearny Mesa and Rancho Bernardo, whi le industrial 
development is expected in the developing communities of Carmel Mountain Ranch and 
Sabre Springs. 

It is proposed that Miramar Ranch North could accommodate around 6G-45 acres of 
industrial/business park development. Manufacturing, scientific and corporate headquarters 
uses would probably be emphasized, drawing employees from surrounding res idential areas. 
However, servicing, warehousing and wholesaling uses are also possible. Except as noted, 
areas designated for industrial park development in this Plan should be protected from 
encroachment by unacceptable uses, in order to preserve industrial acreage and employment 
opportunities. Community and business suppoli facilities and services should be permitted in 
the industrial parks. Examples of such facilities are private schools, daycare centers and 
healthcare facilities; however, such uses should not exceed 15 percent of the industrial land 
allocation. 

Assuming approximately +8-39 employees per gross developable acre, 6G-4iacres of 
industrial park would generate about ~ 1,755 jobs. 

5.2 LOCATION OF INDUSTRIAL DEVELOPMENT 

Objective: Locate industrial/business park land uses in areas appropriate to environmental 
conditions, the circulation system and the overall land use pattern of the community. 

As shown in Figure 15, industrial park uses are designated in two areas of the planning area: 
North Ridge and Mercy. Together, these sites total approximately 6G-4iacres of industrial 
development. Each area is located within relatively easy access of the freeway, requires 
moderate but not excessive grading for development and fits into the overall land use pattern 
of the community. 
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AlTACHMENT 12 

North Ridge should be developed as a business park with lots ranging from one to five acres 
in size and should be utilized for industrial park and possibly commercial office uses. 
A technical/trade school and a daycare center are also considered appropriate. The Mercy 
industrial area is sited in the eastern portion of the site in a hollow directly abutting the 
freeway. The estimated ~Racres available should be utilized for light industrial uses such 
as manufacturing, wholesale distribution and warehousingcorporate headquarters and/or 
offices. Commercial office uses may be more appropriately located in the North Ridge area 
or at the freeway commercial center. The lot size should be flexible. 
A recreation vehicle storage area screened by mini vvarehousing facilities should be 
considered for the Mercy area. 

5.3 INDUSTRIAL DEVELOPMENT GUIDELINES 

Objective: Require high standards of design, materials and workmanship in business park 
development. 

To ensure a high quality of industrial development in the community, all industrial park 
projects should meet the development guidelines outlined below. Additional guidelines are set 
out in the Sensitive Lands/Open Space Element (Section 12), the Transportation Element 
(Section 3) and the Design Element (Section 11). Table 8 provides a design checklist fo r 
industrial development. 

1. Land use compatibility. 

2. Site planning. 

3. Building design. 

4. Signs. 

5. Landform and grading. 

6. Drainage. 

7. Landscaping. 

8. Conservation practices. 

9. Streets and parking. 

10. Lighting. 

11. Pedestrian access. 

12. Employee recreation. 

TABLE 8 

INDUSTRIAL DESIGN CHECKLIST 

Particular care should be taken to design industrial development compatibly with 
surrounding land uses. Buffers between residential areas and industrial uses are especially 
needed, such as grade separations, open space zones and landscaping. In addition, roofscapes 
should be as aesthetically pleasing as possible in the Mercy and North Ridge industrial areas, 
since residential areas look out over these projects. All storage areas should be screened with 
fencing and landscaping. 
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ATIACHMENT 12 

To the extent possible, each of the four industrial park areas should be comprehensively 
designed at the outset. Site planning should emphasize visual variety in lot sizes, level 
changes and street design, rather than mass grading to a grid pattern of flat rectilinear lots. 
At the same time, each industrial area should create an overall harmonious atmosphere. 
Projects in these areas should be approved as Planned Industrial Developments (PID). 
Building design should consider the massing of buildings. Large bulky buildings ordinarily 
characteristic of industrial parks would better be broken up by height changes, shadow relief, 
clustering and similar measures, especially at the North Ridge sites. Rear elevations of 
buildings facing into canyons or visible from streets should be as well detailed and visually 
interesting as that normally provided for front elevations. The use of earth tones and warm, 
textured materials is considered especially appropriate. 

Outdoor signs should be aesthetically pleasing as well as functional. Size, location, design, 
lighting and maintenance should be considered in their design. The chief purpose of signs 
should be identification rather than advertisement. Internally illuminated signs are strongly 
discouraged. Section 11.1 details implementation of sign controls and perfolmance 
standards. 

The use of private roads may be considered for all threethe industrial sites. In the case of the 
North Ridge site, a public through-road from Spring Canyon Road north and along the north 
ridge into the residential area to the east should be provided. 

Consideration should be given for employee recreation needs. Provision of recreational 
amenities in individual development projects is encouraged. Such facilities could include 
shower facilities, compact "par" exercise courses, lockers and workout rooms. 

5.4 IMPLEMENTATION OF INDUSTRIAL DEVELOPMENT 

Objective: Provide for the implementation of the industrial proposals in this Plan. 

The industrial park areas should be developed under proper rezoning. The North Ridge afld 
Mercy sites should be designated M-IP, (Manufacturing for Industrial Park development). 
Approval of development plans requires review of detailed plans by the Planning 
Commission as part of the PID process. 

Table 9 summarizes the actions and responsible parties for implementation of the industrial 
proposals. 
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SECTION 6: COMMERCIAL ELEMENT 

Goal: Encourage attractive, accessible commercial development meeting the community 
shopping and services requirements of the ranch. 

6.1 COMMUNITY COMMERCIAL NEEDS 

Objective: Provide sufficient commercial area for retail , professional, and recreational uses 
and social and other services to meet the basic requirements of residents and workers in the 
community as well as take advantage of the strategic location of the Mercy interchange for 
regional commercial uses. 

The General Plan requires that new communities develop convenience shopping and 
commercial office facilities to serve community residents. It also recommends that all 
commercial projects be reviewed on an area wide basis, so that new commercial 
developments will not intrude on the market areas of other commercial activities. The 
development of a regional commercia l center provides Class A office in a high quality 
corporate campus environment as well as shopping opportunities that are not provided by 
local neighborhood and community retail. 

ATIACHMENT 12 

Figure 16 shows the existing and proposed commercial developments in the surrounding 
communities. Community-level commercial services are available in Mira Mesa and Scripps 
Ranch, aild also in Pefiasquitos East Most of these facilities, however, are designed to serVe 
their own locales and are some distance from the Miramar Ranch North community. 
Regional shopping is provided by University Towne Centre in University City, N011h County 
Fair in Escondido and is proposed in Carmel Mountain Ranch neal' 1- 15. 

Given a projected population of about 10,785 residents and a service area of about one mile 
in radius, Miramar Ranch N0l1h can be expected to require a small, convenience-oriented 
community/neighborhood shopping center. According to City commercial standards, a 
neighborhood center about ten acres in size would be needed, or a community center of 
approximately 20 acres. 

Additional demand generated by residents of the northeast p011ion of Scripps Ranch as well 
as by industrial park personnel from within Miramar Ranch North should further guarantee 
the viability of this center. 

In addition to community/neighborhood shopping, a need for general commercial can be 
identified, serving Miramar Ranch N0l1h and surrounding communities as well. This 
commercial would supplement, not compete with, the community/neighborhood center by 
focusing on subregional commercial, office, recreation and/or industrial park support 
commercial. According to City commercial standards, community shopping cente(s or 
commercial service centers range up to approximately 15 or 20 acres. 

The growth in the 1-15 corridor has increased the demand for specialty retailers that is being 
served by the emergence oflifestyle retail centers. The unique nature of this type of center 
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allows for a site design on a much smaller footprint than the traditional regional center that 
includes multiple anchor tenants. The Mercy interchange site provides an optimum location 
between two major regional centers to serve an emerging clientele. This site is also well 
located to serve an increased demand in high quality corporate office to reflect shifts in the 
economic structure of the region. The General Plan designation of Regional Commercial 
provides the flexibility to meet the needs of any combination of regional commercial office 
and/or retail. 

ATTACHMENT 12 

While the principal purpose of providing for commercial development is to meet consumer 
needs, commercial sites should be recognized as employment generators as well. The two 
commercial centers combined with the regional commercial site proposed in this section are 
estimated to provide a minimum of about ~3,550 jobs when developed. 
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The freeway commercial center should be developed to accommodate subregional 
commercial needs, taking into account Pefiasquitos East and Miramar Ranch North in 
particular. The following uses are appropriate: 

• Commercial recreation, such as sports club, hotel/motel, restaurant and/or movie theater. 

• Professional and business offices and/or commercial or industrial support services. 

• Financial institutions. 

ATTACHMENT 12 

• Teaching institutions, such as daycare, nursery school, art school and/or trade or business 
school. 

• Retailing establishments. 

• Hospice or nursing home, subject to traffic noise mitigation. 

• Service station and/or automobile repair. 

• Food store and/or drugstore, under the condition that each such establishment is a 
minimum of 20,000 square feet in size. 

Regional commercial development is proposed for the southwest comer of Mercy 
interchange, with access provided from Scripps Poway Parkway and Scripps Highland Road. 
As shown in Figure 17, this location takes advantage of the proximity to 1-15 to provide 
employment and attract users from the 1m 15 corridor communities and the region at large. 
This designation allows a flexible range of commercial service, civic, retail, office and 
limited industrial uses; residential is prohibited at this location. the larger size of this site 
(over 20 acres) provides greater opportunities for an integrated design of commercial office 
and/or retail uses that would not typically compete with the community serving retail 
identified in the Plan. the following uses are applicable: 

• Commercial recreation, such as sports club, hotel, restaurant and/or movie theater. 

• Corporate and business offices and commercial support services. 

• Financial institutions. 

• Retailing establishments. 

• Service station and/or automobile repair. 

• Food store and/or drugstore. 

Possible commercial uses in addition to the community and freeway commercial centers 
include commercial office and recreation in the North Ridge industrial area. Also, a 
recreation club is permitted south of Scripps Poway Parkway, as discussed in the Park and 
Recreation Element (Section 7.2). 

6.3 COMMERCIAL DEVELOPMENT GUIDELINES 
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acceptance of a comprehensive project plan conforming to specified design criteria and 
development standards. The PCD public hearing process will ensure compliance with the 
commercial design guidelines proposed in this Plan. Because of the 36-month time limit on a 
PCD permit, it is suggested that a comprehensive plan for the entire commercial center be 
developed at the outset, with the PCD permit allowing both initial and completion phases. 
Convenience uses would be more appropriate for the early phase, with uses requiring a larger 
market demand reserved for the second phase, if that is what the market dictates. 

The freeway commercial center should be developed under CA zoning area shopping center. 
This zone gives considerable flexibility as to land uses, including commercial office, 
recreation facilities, and retailing establishments. 

In addition, it is recommended that the freeway commercial be undertaken as a PCD. 
Additional uses are permitted under the PCD; however, for residential uses, adequate traffic 
noise mitigation must be provided. The PCD should be utilized to implement the proposals in 
regard to uses outlined in Section 6.2. All development should be aesthetically p leasing and 
visually compatible within the center. 

The regional commercial center on parcel 2A should be developed under appropriate 
commercial and industrial zoning that prohibits res idential uses and provides flexibility by 
allowing for corporate and multi-tenant office uses and community and regional serving 
retail establishments. 

In addition, it is recommended that the regional commercial be undertaken as a planned 
development permit (PDP). The PDP should be ut il ized to implement the proposals in regard 
to uses outlined in Section 6.2, while providing the flexibility to adjust the combination of 
commercial office and retai l sub ject to the limitations of the fina l traffic impact study. The 
use of design guidelines in conjunction with the PDP will ensure development will be 
aesthetically pleasing and visually compatible within the site. 

Use of a comprehensive sign plan in conjunction with the PCDs and PDPs is encouraged. 
Signs should be included as a permitted development control in City consideration of PCDs 
and PDPs in the community. 

Implementation of commercial development is summarized in Table 11. Commercial in the 
North Ridge industrial area is discussed in Section 5. 

TABLE 11 

IMPLEMENTATION OF COMMERCIAL ELEMENT 

Proposal Action 

Develop adequate commercial area Permit rezoning in conformance 
to meet the basic community needs. with Plan. 

---
Promote development following the Utilize tentat ive map and PCD 
design guidelines set out in Plan. processes to work with developers. 
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Planning Commission, 
City Council. 

Planning Committee, 
Planning Department. 
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ATIACHMENT 12 

Building Design: compatible architectural styles for buildings, enclosures and fencing; use 
of woods and other building materials in earth tones or pastels; limiting residential building 
heights in the viewshed to three stories, with one to two stories preferred on ridgetops. 

Signs: architecturally attractive signs which contribute to the retention and enhancement of 
the community's character; size to be in scale with surrounding buildings or, if along 
pathways, at pedestrian scale. 

All signs which can be perceived from public streets and pathways should be in proportion to 
the buildings or activities they identify. Ground signs identifying neighborhoods and 
individual development projects should be designed as an integral element within the 
surrounding landscape, landforms and fencing. Earth tones should be emphasized in signing. 

Animated and roof signs should not be permitted. Building or wall lighting should be 
indirect. A limited number of spotlights may be used to create shadow, relief, or outline 
effects when such lighting is concealed or indirect. 

Open Space Linkage: areas of natural open space should be linked to one another via a 
natural link where feasible or by linear greenways located along the major roads (see Figures 
7,8, and 9). The linkages also should provide landscaped buffers between the roads and 
developed areas which create a more country/rural character to the community, as may be 
seen in the Scripps Miramar Ranch Planning Area. 

11.2 SPECIAL DESIGN AREAS 

Objective: Designate special development areas and anchor projects for special attention in 
design, construction and maintenance. 

Anchor projects are individual development projects which, because of their location, are 
important in setting the overall tone of the community. Four anchor projects are designated, 
as shown in Figure 25. 

BetlHIhe Miramar Lake residential site, parcel 33, atHi-the freeway and regional commercial 
center~, parcel~ 1 and 2A and the Mercy industrial area, parcel2B, act as gateway projects 
into Miramar Ranch North. As projects visible to persons entering the community from 1-15, 
they require special care in presenting a coherent design statement to viewers. The ambience 
created by these anchor projects should be emulated or reflected in other community 
developments. Special attention should be given to architectural style, building materials, 
landscaping, signing, and lighting. The freeway and regional commercial center~ fs-are a 
component of the Mercy interchange gateway (Section 11.6). 

The community commercial center parcels 4B, 4C, 5 and 6 act as an anchor to a major 
intersection within the community-Spring Canyon Road and Scripps Poway Parkway. 
Because of its strategic location, the project should function as a community landmark visible 
to persons traveling within the community and should structure the aesthetic experience at 
the transportation junction. In addition, the project is key to creating an identifiable, pleasant 
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ATIACHMENT 12 

11.5 NORTH SLOPE TRANSITION 

Objective: Provide for the careful design and development of the ridge following the 
northern plan area boundary, with particular attention to views of the ridge from surrounding 
areas. 

The northern ridge which follows the northern plan area boundary should be sensitively 
developed to create or preserve good views and to respond to existing environmental 
conditions. The following guidelines are set out to guide development along the northern 
perimeter of the planning area. 

Preliminary geological investigations north of the northern ridge (outside the planning area) 
indicate large areas of landslides. Development along the ridge within the Plan should 
contemplate topping the ridge, with as little disturbance to the slide areas below to the north 
as possible. The use offill slopes should be minimized. 

Development along the northern ridge should be sensitive to the visual impacts on 
surrounding areas created by structures, landscaping and other improvements. Ridge-top 
development will be distinctly visible along the horizon line to viewers from the north, 
northwest and northeast. Buildings should be carefully massed. Elevations of buildings 
facing out over the ridge should be well detailed and visually interesting. Special care should 
be taken in the design of roofs, the selection of roofing materials and the screening of rooftop 
utilities (see Figure 31). 

Ridge roads and pedestrian paths may directly abut native slopes. In such instances, road and 
pedestrian path design should provide for parking or viewing areas to enjoy views and for 
landscaping which enhances rather than inhibits viewing. 

11.6 MERCY INTERCHANGE GATEWAY 

Objective: Promote the sensitive development of the Mercy interchange area as an attractive 
gateway into the community. 

The Mercy interchange area is important as the major entrance into the community, both 
visually to 1-15 travelers, and physically and visually to persons entering the ranch. 
Developments in this area should reflect the atmosphere of the rest of Miramar Ranch North. 
Of special importance ts-are the freeway and regional commercial site~, which ts-aare 
designated anchor site~ as described in Section 11.2. 

Because of the topography, three separate, isolated sites are clustered near the interchange. 
Each site has been designated a different land use: industriallbusiness park and regional 
commercial (Mercy site), freeway commercial, and multifamily residential. Under these 
conditions, it is particularly important to strive for continuity in design among the separate 
projects. Continuity can be achieved by design that is by design that is similar in character or 
explores different concepts that respect and complement the natural and build environment. 
Otherwise, the gateway area will take on a disorderly, incoherent appearance. 
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ATTACHMENT 12 

The key to developing the gateway in a harmonious fashion is the careful design of the 
individual projects in relation to Scripps North Parkway. A similar relationship between the 
project and the road should be established for all projects. For example, buildings could be 
placed near the roadway, offset by a wide landscaped strip, with parking largely tucked 
behind and out of sight. Additional measures to achieve a harmonious appearance could 
include a consistent landscaping motif or selected tree, standard signing, street furniture and 
street lighting, harmonious building and paving materials, a selected architectural style and a 
similar building height or massing of different heights. Roofscapes on all projects should be 
as clean as possible, since they are visible from other developments above. 

To ensure continuity in the Mercy Interchange area, each project should be reviewed 
carefully for its design quality and contribution to the overall area atmosphere. All three sites 
are proposed for development as planned developments. The first site submitted for approval 
should may be viewed as a trendsettercontext for the remainder of the projects and should be 
reviewed carefully with the entire Mercy area in mind. Later developments should be 
reviewed for their general consistency with the trendsettingprevious projects as well as 
explore distinctive and signature design components that complement and enhance the 
community. The regional commercial site is of sufficient size to allow the creation of a 
coherent design statement at this community gateway. 

At Mercy interchange, accessways to the institutional site, freeway commercial, park-and
ride, and Mercy regional commercial/industrial site should be pushed back from the freeway 
interchange and ramps to the extent possible. Access points, turn lanes and signals should be 
engineered to permit as easy traffic flow as possible. The park-and-ride facility should be 
attractively designed and screened and its interface with transit carefully designed. 

11.7 WESTERN OVERLOOK 

Objective: Encourage sensitive design of the western escarpment of the planning area which 
overlooks the mesas to the west. 

The western escarpment of the planning area should be developed to maintain views from the 
community to the ocean while providing a high quality visual experience to onlookers from 
the mesas below to the west. This area is visible from Mira Mesa, 1-15 and Miramar Naval 
Air Station, as well as from University City at a greater distance. The escarpment area acts as 
a foreground rising above the mesas with taller mountains beyond in the distant background. 

Three design situations for the escarpment overlook can be distinguished: the western 
Miramar Lake residential site mound, parcel 33; the horizon line and ridge extending to the 
freeway cut bank; and the treed hollow area falling off below the ridge. While these three 
areas lie within the Miramar Ranch North planning area, the northwest corner of the Scripps 
Ranch planning area also impacts the escarpment area. All development design in this 
western overlook area should bear in mind projects proposed in both plans. 

For the western Miramar Lake residential site, the profile created by the housing, landscaping 
and grading is important to onlookers from the west. A clustered effect horizontally, with 
terracing vertically, is appropriate. The design of this anchor project must also take into 
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TABLE 20 

PLAN PHASING AREA 

Plan Area Number of Dwellings Areas of Commercial Areas of Industr ial 

North 1,797 4466 6M5 

South 1,699 0 0 

East 1,093 0 0 

Total 4,589 4466 6045 

Plan Area Pa rcels (Figure 34) 

North 1, 2A, 2B, 3, 4,5 , 6,7, 8, 9. 10,21,22,23,28 

South 19, 20, 29, 30,31 , 32,33,34*,35,37 

East 11 , 12, 13 , 14, 15, 16, 17,18,24,25,26,27* 

* Parcel 27, the fi re station, and parcel 34, medium residential , as well as the school and park sites, parcels 7, 8, 13, and 14, 
may be developed at any time when adequate facilities and services are available. 

Balance residential and industrial development, to maintain counterflow of traffic at the 
freeway interchanges and to provide employment along with housing. 

Provide a range of housing opportunities, at a variety of densities; as the community 
develops. 

Phase private and public facilities, utilities and services realistically to meet real demand. For 
example, development of convenience commercial in the Ranch Center commercial center is 
expected prior to buildout of the general commercial at the freeway site, as described in 
Section 6. 

Develop design anchor projects and Ranch Center facilities relatively early in the community 
building process where possible, to set the image of the ranch and build a sense of 
community. 

Fire station construction should be phased as early as is feasible when adequate access and 
utilities become available to the designated site. 

13.th Phasing Sequence 

Development will occur in an orderly manner starting in the west portion of the planning 
area. Critical utilities and regional circulation access are in the west area; hence, a west start 
is necessary. 

Construction may begin either in the northwest, at the Mercy crossing on 1-15, or in the 
southwest via Mira Mesa Boulevard and Scripps Ranch Boulevard. The sequencing of 
improvements will assure adequate public services for the amount of development permitted. 
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ATIACHMENT 12 

E. DESCRIPTION OF THE 2013 PLAN AMENDMENT 

The 2013 amendment to the Miramar Ranch North Community Plan made a change to the 
Scripps Gateway portion of Miramar Ranch North. Scripps Gateway is an area that lies to the 
north and south of Scripps Poway Parkway immediately east of! -15. Specifically, the change 
involved the redesignation of a portion of the Mercy Site (parcel 2A) from Industrial to 
Regional Commercial, as authorized by the adopted text of the Plan. 

Modifications affected the amount of commercial retail and office that could be developed on 
the site, as well as the overall Community Plan area acreage. There was no change in the 
number of residential units as residential use is prohibited at this location. Also included 
were a series of consequent changes to employment figures. 
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Community Plan Initiation Issues 

On February 8, 2007, the Planning Commission ofthe City of San Diego considered a 
request to initiate amendments to the Progress Guide and General Plan and the Miramar 
Ranch North Community Plan. The Planning Commission determined the proposed plan 
amendment met the four required supplemental criteria for initiation in Municipal Code 
Section 122.01014. The Planning Commission also required analysis of a number ofland 
use issues. The following is the response to Community Plan Amendment Initiation 
Issues. 

1. Land Use Alternatives that incorporate the amount of previously approved 
employment square footage on the portion of the site that is to remain 
designated industrial in order to evaluate the feasibility of maintaining that 
capacity, or a similar capacity, for employment generating uses. Employment 
scenarios for the portion that is to remain industrial include: 1) the 
previously approved entitlements (Corporate Office); 2) light industrial (e.g. 
research and development, high technology, manufacturing); and 3) office 
and light industrial; and 

2. A land use alternative evaluates development of the entire site with light 
industrial uses consistent with the current use 
designation. 

Land use altel1latives were evaluated in the project's EIR. 

Development under approved entitlements would be consistent with the Miramar 
Ranch North Community Plan and would not result in environmental impacts 
beyond those already anticipated with the approved entitlements. Under this 
altel1lative, a total of 658,456 square feet of office development would occur. This 
altel1lative would generate less Average Daily Trips than the proposed project. 

The Light Industrial altel1lative would be largely consistent with the community 
plan, but would not provide the range of services recommended for the 
community gateway anticipated by the community plan. This altel1lative would 
not be consistent with the General Plan because it would include uses which are 
not considered Prime Industrial Land uses. 

Under the Prime Industrial Altel1lative (office and light industrial), 21 acres of 
light industrial uses would occur on the project site. This altel1lative would not 
require an amendment to the General Plan or the Community Plan. However, the 
uses that would occur under this altel1lative could result in greater environmental 
impacts associated with air quality, greenhouse gas emissions, noise, use of toxic 
substances, and hazardous materials. 
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3. Compatibility of the proposed land use with the adjacent, existing land uses 
and the environmentally sensitive lands to the south. 

The project site, located at the intersection of Interstate 15 and Scripps Poway 
Parkway, is sun-ounded by open space and single-family residential development 
east and south, Interstate 15 to the west, and a small neighborhood commercial 
center to the north. Adjacent land uses include the existing office buildings. 

The proposed mixed-use development would be compatible with the existing 
office buildings and the neighborhood commercial center. The proposed 
development would be separated from existing residential development, but 
would serve the needs of residents. 

Open Space occurs south of the project site. Impacts to biological resources that 
occun-ed on the project site have been mitigated as part of the original Scripps 
Gateway approvals. Within the southern portion of the project site, seeded coastal 
sage scrub slopes and undisturbed coastal sage scrub/chapan-al exists. No 
additional mitigation is required and the proposed development would be 
compatible with the environmentally sensitive lands. 

4. Application of Use designation. 

The project site encompasses 22.42 acres and is situated between Interstate 15 to 
the west, a neighborhood commercial center to the north, open space to the south, 
and residential development to the south and east. The proposed project is a 
General Plan/Community Plan Amendment to remove the Prime Industrial land 
identification, and a General Plan/Community Plan Amendment to the Miramar 
Ranch North Community plan to change the cun-ent land use designation from 
Industrial/Business Park to Regional Commercial for a portion of the site. 

The Regional Commercial designation is intended for development which serves 
the region, within five to 25-plus miles, with a wide variety of uses, including 
commercial service, civic, retail, office, and limited industrial uses. The proposed 
project would include retail services, office space, and civic uses, and would serve 
the needs of residents and a regional market. 

Staffhas detelmined that the proposed Regional Commercial designation is 
appropriate due to the proposed project's characteristics and potential market, the 
site location, and its constraints. The location of the proposed proj ect in relation to 
the community's circulation system, the possibility of sensitive receptors on site 
making the site less likely to be developed for base sector employment, and the 
proposed project's potential contribution to the local and regional economy 
suppOli a change of land use designation from Industrial/Business Park, to 
Regional Commercial. 



ATTACHMENT 13 

5. The creation and retention of employment opportunities and an economic, 
fiscal, market and employment analysis for each land use alternative. 

An economic, fiscal, market and employment analysis was not prepared for each 
land use alternative. However, the applicant prepared and submitted a Fiscal 
Revenue Generation Study, and the August 9,2012, memorandum prepared by the 
London Group Realty Advisors. 

In a memo dated September 13, 2012, and revised September 17, 2012, staff 
analyzed the comparison of economic impacts between the entitled project and 
the proposed project. In summary, the entitled project would create 258 
construction jobs, 1,222 permanent jobs, and an annual payroll of approximately 
$96,346,286. The proposed project would create 534 construction jobs, 1,502 
permanent jobs, and an annual payroll of approximately $68,784,700. 

6. Traffic impacts. 

Traffic impacts for the proposed project were analyzed in the traffic study 
prepared for the EIR. The proposed project would increase traffic volumes and 
has the potential to result in direct and/or cumulative impacts on the circulation 
network. Mitigation measures have been developed to reduce the impacts to an 
acceptable Level of Service (LOS) for all intersections. Impacts to some street 
segments would remain significant and unmitigated. 

7. The ability to incorporate new transit opportunities on-site or in the area 
through public/private partnerships. 

Presently, the project site is not served by transit, however the project will reserve 
space for a future transit stop should bus service be provided at a future date. 

8. Provision of safe, accessible pedestrian connections between uses on-site and 
to adjacent uses, public transit, and the existing pedestrian circulation 
system. 

The proposed project would provide wide sidewalks to provide safe pedestrian 
movement along Scripps Poway Parkway near the project frontage. The internal 
pedestrian circulation system provides safe and accessible public access. 
Presently, the site is not served by public transit, but space has been reserved for a 
future transit stop should service become available in the future. 

9. The adequacy of existing public services and facilities including water, sewer, 
police and fire. 
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Miramar Ranch North is an urbanized community and all necessaty public 
services are available. An EIR was prepared for the project and serves as the basis 
for the following discussion. 

Fire and Police protection - The project is located within a developed community 
currently served by existing police and fire protection services and would not 
result in a need for new or altered facilities. 

Water - The City's Public Utilities Depatiment prepared a Water Supply 
Assessment for the project. The City's Urban Water Management Plan (UWMP) 
estimates water demand for the project site at 96,600 gallons per day or 108 acre 
feet per year. Based on the findings of the City's 2010 UMWP, the project would 
result in no unanticipated demands and will not result in significant impacts 
associated with water supply. 

Sewer- Based on the City of San Diego Sewer Design Guide (2004), the existing 
project approvals would generate sewer equivalent to 1,295 dwelling units 
(EDUs). The proposed project would generate sewer equivalent to 895 dwelling 
units. Therefore, the proposed project would result in a decrease in on-site 
generated sewer effluent and would not have a significant impact associated with 
sewer. 

10. Conditions concerns 
Group recommendation letter the chair 
David Berry. conditions and concerns stated in the Miramar Ranch 
North Planning Group recommendation include: 

a. Prepare a traffic study for the proposed development to compare with 
traffic generation currently approved for the site. 

As previously stated, a traffic study was prepared for the EIR and impacts 
were analyzed. 

b. Zoning and development permits should prohibit residential 
development. 

The proposed project includes a rezone from IP-2-1 to CR-2-1. The CR-2-1 
zone prohibits residential development. 

c. Evaluate the community's current balance of housing, retail, commercial, 
industrial, open space and parks. 

The proposed project would slightly change the balance ofland uses in the 
community. The amount of Industrial lands would be reduced from 60 acres 
to 33 acres (£l'om 3.3% ofthe plan area to 1.8%), and the amount of 
Commercial lands would be increased from 44 acres to 71 acres (from 2.4% 
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ofthe plan area to 3.9%). The community would maintain the present 
allocation of land for housing, open space and parks. 

d. Evaluate the types of jobs generated between current and proposed land 
use designation. 

Land use designations do not generate jobs, but allow development which 
facilitates employment opportunities. As previously stated, staff analyzed the 
comparison of economic impacts between the entitled project and the 
proposed project. 

e. Evaluate community benefit versus community detriment. 

Based on the analysis contained in the project EIR, the proposed project 
would have significant impacts to: TranspOliation/Traffic Circulation/Parking 
(direct and cumulative), Air Quality (direct relative to construction), Public 
Services (cumulative). Mitigation measures have been identified which would 
reduce direct and cumulative impacts to below a level of significance except 
for Transportation/Traffic Circulation/Parking. 

Community benefits include transportation improvements, public plaza, 
services for office workers and residents, retail options, sales tax revenues, 
and permanent jobs. 

f. Evaluate the need for a community amendment. 

The proposed project requires an amendment to the community plan to change 
the land use designation from Industrial/Business Park to Regional 
Commercial. 
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The purpose of the Prime Industrial Lands identification is to protect significant industrial lands from 
encroachment of uses which could affect industries' ability to operate while allowing for future conversion 
of some industrial land to other uses. Approximately half of the industrially designated land in the City of 
San Diego is identified as Prime Industrial Lands. The purpose of this Prime Industrial Lands Criteria 
Analysis is to determine the Prime Industrial Land value of identified industrial land proposed for mixed
use development, The \'{1atermark. 

The \'{1atermark project site is identified as Prime Industrial Lands. The \'{1atermark development proposes 
to rezone a portion of a previously-entitled development from IP-2-1 to CR-2-1 to allow for a mixed-use 
project comprised of commercial office space, commercial retail space, a small movie theatre, and a hotel 
on approximately 34 acres in the Miramar Ranch North Community (see Figure 1, Project Aelial, and Figure 
2, City of San Diego P,i11le Indlfstliai Lands Map). Existing approvals allow for the construction of two Class A 
office buildings, totaling 350,743 square feet, as the new corporate headquarters for MedImpact 
Healthcare Systems, Inc. The first of the two buildings (approximately 155,000 square feet) and parking 
structure has recently finished construction and is occupied. The second building has a building permit in 
process. The project also involves an amendment to the Miramar Ranch North Community Plan to 
change the current land use designation from Industrial/Business Park to Regional Commercial/ 
Residential Prohibited for a portion of the property. 

Designated Industrial 
Is the land designated for indlfstliallfses ill the applicable cOlJJlJJJlIlity plan? 

The project site is designated Industrial/Business Park in the Scripps Miramar Ranch North Community 
Plan. The Community Plan identifies the project site as the Mercy site, which was recommended to be 
utilized for light industrial uses such as manufacturing, wholesale distribution, and warehousing, as well as 
a recreational vehicle storage area screened by mini-warehousing facilities. 

Current approvals (granted in 1998 by the City of San Diego) include a Conditional Use Permit, Planned 
Industrial Development Permit, Planned Development Permit, and an Extension of Time. The entitled 
project allows for the construction of two Class A office buildings, totaling 350,743 square feet, as the new 
corporate headquarters for MedImpact Healthcare Systems, Inc. The first of the two buildings 
(approximately 155,000 square feet) and parking structure has recently finished construction and is 
occupied. The second building is proposed to begin construction in 2012. 
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Figure 1. Project Aerial 
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Is the land in all area Ivhere ZOlles have been applied to restrict residential and commercial IIses that lJ!ere previollsly permitted 
in many older indtlstfial areas? Since these areas are less likely to contain a significant amoHnt of non-illdllstfial tlses, the 
feasibility of attracting !leIV indtlStlial development is increased. 

The project is currently zoned IP-2-1, which was formerly the M-IP zone. Neither the IP-2-1 nor the M-IP 
zone allow for residential development. 

The project proposes to retain the IP-2-1 zone on a portion of the project site where the MedImpact 
building and parking structure have been constructed. Approvals in place on the project site allow for the 
construction of an additional office building approximately 195,000 square feet in size. The remainder of 
the 34-acre site would be rezoned to CR-2-1, which additionally restricts residential development. The IP-
2-1 zone allows for some commercial uses; the CR-2-1 zone allows for commercial development. (See 
Figure 3, Proposed Zoning.) 

The project site is located in an area surrounded by commercial and residential zones. Development 
immediately north of the project site is zoned CC-1-3, as well as development east of the project site. 
Parcels northeast of the project site are zoned RlvI-2-5, with additional residential development occurring 
south (RS-1-11) and southwest (RS-1-12) of the project site. To the west of the project site, beyond 
Interstate 15, is RS-1-11-zoned residential development. 

The project area contains significant amounts of non-industrial uses. Based on this criterion, this has the 
potential to decrease the feasibility of attracting new industrial development. 

Market Feasibility 
III commllnities lvhere at least 30 acres of ]1I11y entitled vacant land is available for sale, are lalld plices 10lv enough so that 
!le1J! illdllstlial development is still feasible? 

It is not known if there are at least 30 acres of fully entitled vacant land available for sale in the Miramar 
Ranch North Community. From an aerial survey of the community (see Figure 4, LvlirallJar Ranch N0I1h 
COlJJt1Jllllity Ania~, however, no large amounts of vacant land appear to exist in lVliramar Ranch North. 
Also, it is not known if available, entitled land would be priced low enough for new industrial development 
to be feasible. Recently, Nokia has moved out of this area to the Rancho Bernardo industrial area west of 
Interstate 15, leaving 335,000 square feet currently available for future use. 

Predominantly Developed or Developable with Industrial Uses 
Has the mqjority of the developed P0l1iol1 of the illdlfstlial area been developed Jvith heal!Y indllstfia~ light illd/lstlia~ research 
and development and other base sector IIses? Does the area have the pf?ysical charactnistics suitable for modem il1dlfstlial 
development? 

The Miramar Ranch North Community has two pockets of land designated for Industrial/Business Park 
uses: the Mercy Site and an area northeast of the project site identified as the North Ridge Site (see Figure 
5, Jl.;Iiramar Ranch N0I1h Land Use Designation). The project encompasses the Mercy Site. The eastern portion 
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ATTACHMENT 14 

of the Mercy Site has recently developed as a corporate headquarters for Medlmpact and a parking 
structure. 

On the western portion of the Mercy Site, the project proposes a mix of uses, including additional office 
space, commercial/retail, a hotel, and a movie theatre. Combining the existing and proposed developments 
on the Mercy Site, the Mercy Site would ultimately develop with 497,750 square feet of commercial office 
industrial development (57 percent of the total site); 326,000 of commercial retail uses; 4,500 square feet of 
entertainment (theatre) uses; and a 130-room hotel. 

The North Ridge Site has development with light industrial and research and development uses. Nokia 
was a notable tenant at this location and has recently relocated to an industrial area in Rancho Bernardo. 
Other tenants include HD Supply and Dye Precision. Medical and medically-related offices have also 
developed on the North Ridge Site. As such, the majority of the North Ridge Site has developed with light 
industrial and office uses. 

There is nothing that would physically prohibit the development of a modern light industrial project on 
the project site. The project site has been graded as a result of previous entitlements. However, adjacency 
to sensitive biological species just south of the project site would command special care to be taken at this 
boundary. 
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Figure 3. Proposed Zoning 
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Figure 4. Miramar Ranch North Community Aerial 
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Free from Non-Industrial Encroachment 

ATTACHMENT 14 

Is the industrial area generalfy free from residential tlses and does it contain feu; instittltional or "pllblic assembfy" uses or 
sensitive receptor land tlses? Are less than 50 percent of existing IIses commercia/, or otlJer non-indllstliallfses? Commercial 
IIses are defined as instittltional tlses, retail sales, cOJllmercial services, offices, and vehicle and velJiCIIlar equipment sales and 
servIces. 

The project area is surrounded by non-industrial uses (see Figure 6, Surrounding Uses). Single-family homes 
exist to the south and east, as well as to the west beyond Interstate 15, with multi-family housing located 
northeast of the project site. Commercial development exists directly north of the project site, as well as to 
the east of the project site. 

Over 50 percent of uses surrounding the project site are non-industrial uses. 

Proximity to Resources of Extraordinary Value 
Is the area in proximity to celiain human resolfrces and infrastructllre investments to Jvhich access is fundamental to the DPe 
of lise it Jvolfld SlIPpoli? San Diego's existing and probable fittlfre industlial companies basicalfy fall into two grolfps: 

1. High-technology bllsinesses (bio-technology, bllsiness eqllipment and defense IJ1allltjactmingj }}Jhere site selection is 
d,ivell f:y the need to have access to lfniversities and science and engineeling workers. 

2. International trade, logistics, and ship bill/ding bllsinesses }}Jhere site selectioll is d,iven f:y a(cess to pl?ysi(al resollrces 
sllch as harborfacililies and other pOlis-ofelltry, sllch as the border tmck crossing and u.s. CustOIJJS facilities in 
OtC!J1 iVlesa. 

The nearest university to the project site is UC San Diego, located approximately 12 miles west of the 
project site in the University community (see Figure 7, Proximity to Resollrces of ExtraordillalJl Valtle). The 
nearest science and engineering workers are located at the North Ridge Site, a pocket of Prime Industrial 
Land located less than a mile from the project site. Larger congregations of high-technology businesses 
exist west of the project site in Mira Mesa and Sorrento Mesa. Although the North Ridge Site is located 
near the project site, the project site is not considered to be in proximity to resources of extraordinary 
value for high-technology businesses as both the project site and the North Ridge Site are physically 
isolated from any other resources of extraordinary value, eliminating the ability to create a high technology 
campus environment like those that exist in Sorrento Mesa, :Mira Mesa, and the North Torrey Pines area 
of University. 

The project site is located approximately 18 miles northeast of the Port of San Diego. The nearest port-of
entry is located over 30 miles south of the project site at the United States-Mexico border crossing in San 
Ysidro; the border truck crossing and U.S. Customs facilities in Otay Mesa are also over 30 miles south of 
the project site (see Figure 7.) As a result, the proposed project site is not in proximity to resources of 
extraordinary value to international trade, logistics, and shipbuilding businesses. 
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Figure 6. Surrounding Uses 
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Figure 7. Proximity to Resources of Extraordinary Value 
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The Watermark 
Project No. 180357 
Collocation/ Conversion Suitability Factors 

ATTACHMENT 15 

COLLOCATION/CONVERSION SUITABILITY FACTORS ANALYSIS 

The purpose of the Prime Industrial Lands identification is to protect significant industrial lands from 
encroachment of uses which could affect industries' ability to operate, while allowing for future conversion 
of some industrial land to other uses. Approximately half of the industrially designated land in the City of 
San Diego is identified as Prime Industrial. The purpose of this Collocation/Conversion Suitability Factors 
Analysis is to determine the Prime Industrial value of identified industrial land proposed for mixed-use 
development, The Watermark. 

The Watermark project site is identified as Prime Industrial Lands. The Watermark development proposes 
to rezone a portion of a previously-entitled project from IP-2-1 to CR-2-1 to allow for development of a 
mixed-use project comprised of commercial office space, commercial retail space, a small movie theatre, 
and a hotel on approximately 34 acres in the Miramar Ranch North Community (see Figure 1, Prqject 
Aetial, and Figure 2, Ciry if San Diego Ptime Industlial Lands Map). Existing approvals allow for the 
construction of two Class A office buildings, totaling 350,743 square feet, as the new corporate 
headquarters for MedImpact Healthcare Systems, Inc. The first of the two buildings (approximately 
155,000 square feet) and parking structure has recently finished constmction. The project also involves an 
amendment to the Miramar Ranch North Community Plan to change the current land use designation 
from Industrial/Business Park to Regional Commercial/Residential Prohibited. 

Area Characteristics 
The amount if office and commenial development in the area. The signijicance if encroachment if the non-industrial uses 
which has already occurred in the area. The area's attractiveness to mamtjacttlting, research and development, wholesale 
disttibtttion, and warehOtlsing uses, based on a vatiery if factors induding: pl?)lsical site charactetistics, parcel size, parcel 
configuration, stltTotmding development patterns, transpottation access, and long-term market trends. 

The project site is located in an area surrounded by commercial and residential zones. Development 
immediately north of the project site is zoned CC-1-3, as well as development east of the project site. 
Parcels northeast of the project site are zoned RM-2-5, with additional residential development occurring 
south (RS-1-11) and southwest (RS-1-12) of the project site (Figure 3, Existing and Proposed ZoniniJ. To the 
west of the project site, beyond Interstate 15, is RS-1-11-zoned residential development. Land uses 
developed around the project site are consistent with the underlying zones. The project area is surrounded 
by non-industrial uses (see Figure 4, Surrounding Uses). Single-family homes exist to the south and east, as 
well as to the west beyond Interstate 15, with multi-family housing located northeast of the project site. 
Commercial development exists directly north of the project site, as well as to the east of the project site. 

February 2012 
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Figure 1. Project Aerial 
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ATTACHMENT 15 

The Miramar Ranch North Community has two pockets of land designated for Industrial/Business Park 
uses: the Mercy Site (which encompasses the project site) and an area northeast of the project site 
identified as the North Ridge Site (see Figure 5, Miramar Ranch North Land Use Designation). The eastern 
portion of the Mercy Site has recently developed as a corporate headquarters for MedImpact and a parking 
structure. On the western portion of the Mercy Site, the Watermark project proposes a mix of uses, 
including additional office space, commercial/retail, and a movie theatre. Existing approvals will develop 
350,743 square feet of commercial office space as the MedImpact c01'porate headquarters. 

The Watermark project proposes a mixed-use development comprised of commercial office space 
(400,000 to 654,456 square feet development intensity range - including 350,743 square feet associated 
with the MedImpact facilities - with a target development intensity of 497,750 square feet), commercial 
retail space (0 to 500,000 square feet development intensity range with a target development intensity of 
326,000 square feet), and a hotel (0 to 130 rooms development intensity range with a target development 
intensity of 130 rooms). A Conditional Use Permit (CUP) to allow a movie theater (0 to 45,000 square 
feet development intensity range with a target development intensity of 45,000 square feet) is also included 
in the project proposal. 

The North Ridge Site has development with light industrial and research and development uses. Nokia 
was a notable tenant at this location. Recently, Nokia has moved out of this area to the Rancho Bernardo 
industrial area west of Interstate 5, leaving 335,000 square feet currently available for future use. Other 
tenants include HD Supply and Dye Precision. Medical and medically-related offices have also developed 
on the North Ridge Site. As such, the majority of the North Ridge Site has developed with light industrial 
and office uses. 

It should also be noted that within the Scripps Ranch Business Park, located approximately three miles to 
the south of the Watermark project and within the Scripps Miramar Ranch community, over 39 properties 
are either for sale or for lease. This indicates that there is excess space in the area to serve potential light 
industrial/manufacturing users. The Scripps Ranch Business Park is identified as Prime Industrial Lands. 

The project is not located near any resources of extraordinary value to industrial development. The nearest 
university to the project site is UC San Diego, located approximately 12 miles west of the project site in 
the University community (see Figure 6, Proximity to Resources if Extraordinary Value). The nearest science 
and engineering workers are located at the North Ridge Site, less than a mile from the project site. Larger 
congregations of high-technology businesses exist west of the project site in Mira Mesa and Sorrento 
Mesa. The project site is not considered to be in proximity to resources of extraordinary value for high
technology businesses. The project site is located approximately 18 miles northeast of the Port of San 
Diego. The nearest port-of-entry is located over 30 miles south of the project site at the United States
Mexico border crossing in San Ysidro; the border truck crossing and U.S. Customs facilities in Otay Mesa 
are also over 30 miles south of the project site (see Figure 6.) As a result, the proposed project site is not in 
proximity to resources of extraordinary value to international trade, logistics, and shipbuilding businesses. 

Being located in urban Miramar Ranch North, the project site is situated within the existing circulation 
network with proximity to Interstate 15. There are no public transportation routes that sen'ice the project 
site area. 
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Transit Availability 

ATTACHMENT 15 

The area is located within one-third mile if existing or planned public transit. The prq/ect proponent's ability to provide or 
subsidize transit services to the prqject, if public transit service is not planned or is inadequate. 

The project site is not located within one-third mile of existing or planned public transit. Should transit 
become available, the proposed project would facilitate a transit stop. However, the project does not 
propose to provide or subsidize transit services to the project. 

Impact on Prime Industrial Lands 
The location if the proposed prqject a4Jacent to plime industtial lands and the impact if the proposed project utilization if the 
ptime indttsttial lands for industtia!. 

The project site is identified as Prime Industrial Lands in the City's General Plan (see Figure 2). There is 
another pocket of Prime Industrial Lands in the Miramar Ranch North community, located less than one 
mile northeast of the project site, but there is no potential for synergy between the two sites due to their 
disjointed nature. Between the two pockets of Prime Industrial Lands are commercial land uses, as well as 
multi-family residential developments. 

The project proposes to rezone a portion of a Prime Industrial Lands-identified site for commercial use. 
However, the majority of development on the site will remain zoned for industrial use and has developed 
or will develop in accordance with this zone. Additionally, where the commercial (CR-2-1) zone is 
proposed, land uses will occur that support the light industrial uses on-site. Supporting uses include 
commercial retail space, a hotel, and theatre, which will offer dining, lodging, entertainment, and shopping 
opportunities for employees of the light industrial office development. 

Significance of Residential/Employment Component 
The signijicance if the proposed residential demity to justify a change in land use. if residential is proposed on the same site, 
the amount if emplqyment space 011 the site is to be retained. 

There are no residential uses proposed for the project. The proposed project consists of commercial retail, 
a theatre, hotel, and office uses. In the surrounding area, there is a residential density that is great enough 
to justify the development of commercial uses on the project site. 
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Residential Support Facilities 

ATTACHMENT 15 

The presence 0/ public and commercial facilities generallY associated with residential neighborhoods in close proximity to the 
area, stich as recreational facilities, grocery stores, and schools. 

The proposed project site is not located in proximity to recreational facilities, grocery stores, or schools. 
The project does not propose any residential uses that would be dependent upon these support facilities. 
However, the project would provide commercial opportunities to existing residential developments in the 
area. 

Airport Land Use Compatibility 
The location 0/ the site in the aitpott influence area where incompatibilities mqy result due to adopted Aitpott Land Use 
Compatibility Plan policies, Air Installation Compatibility Use Zone Sttlcfy recommendations, and resttictive use easements. 

The project site is located outside of the MCAS Miramar Airport Compatibility Land Use Plan hazard 
zones. The MCAS Miramar Air Installation Compatibility Use Zone Study does not have any specific 
recommendations pertaining to the project site. The project site is not subject to any restrictive easements. 
Additionally, the proposed project has been issued a Federal Aviation Regulations Part 77 Letter on Non
Obstruction, which verifies that the proposed project would not obstlUct air traffic movements and/or 
patterns. 

Public Health 
The location 0/ the site in all emplq)lment area where significant incompatibilities mqy rest/It regarding tI'Nck traJfii~ odors, 
nOlse, safety, and other extemal environmental effects. 

The project site is located adjacent to Interstate 15. A noise study will be conducted for the proposed 
project as part of the project's EIR. However, given the distance between the commercial, office, and light 
industrial uses proposed for the site and the freeway, it is unlikely that noise levels will exceed City noise 
standards for the proposed uses. Any adverse environmental effects related to being located in close 
proximity to a freeway are not anticipated to be great enough to impact public health. 

Public Facilities 
The availability 0/ facilities to serve the residential units. Provide ptlblic facilities on-site whereverfeasible. 

There are no residential units proposed. This Suitability Factor does not apply to the proposed project. 

Separation of Uses 
The adeqtlary 0/ the separation between indtlstn"al and residential properties with regard to hazardous or toxic air 
contaminants or hazardotls or toxic stlbstances. Determine if there are airy sotlrces of toxic 01' hazardous air contaminants, or 
toxic or hazardous substances, within a qtlal1er mile of the property betwee12 proposed residential or other semitive receptor 
land uses and proposed propetties where such contaminants or substances are located If so, an adeqtlate distance separation 
shall be dete1Y:Jzined on a case-ry-case basis based on an approved stucfy submitted ry the City and approptiate regtllatory 
agencies. If no stucfy is completed, provide a 1,OOOft. minimtlm distance separation between property lines. Uses which are not 
sensitive receptor land uses, such as most commercial and business offices, retail uses, parking, open space, and public tights-of
wqy can locate between the prope/ties within the separation area. 

Page 10 



The Watermark 
Project No. 180357 
Prime Industrial Lands Criteria 

ATTACHMENT 15 

The project site is located approximately one-half mile from the nearest residential development. There are 
no sources of toxic or hazardous air contaminants, or toxic or hazardous substances, within one-quarter 
mile of the project site. An EnviroFacts search conducted on November 9, 2010, yielded no facilities with 
toxic substances or radiation within one-mile; there are four facilities that have reported hazardous waste 
activities (three of which are gas stations), the closest being the Tesoro gas station located approximately 
one-quarter mile northeast of the project site in the adjacent commercial development. 
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Minor revisions September 17,2012 

THE CITY OF SAN DIEGO 

MEMORANDUM 

DATE: September 13,2012 

TO: Rene Mezo, Project Manager, Development Services 

FROM: Toni Dillon, Economic Research Coordinator, Development Services 

SUBJECT: The Watermark - PTS Number 180357 

Thank you for giving us the oppOltunity to review and comment on the Fiscal Revenue 
Generation Study (Study) and August 9, 201 2 Memorandum (London Memorandum) prepared 
by The London Group Realty Advisors (London) for Sudbeny Propelties (Sudbeny) in 
connection with the latter ' s proposal to obtain new land use entitlements for its project "The 
Watelmark" (Watermark) . Our review concludes that this Study' s revenue estimates were 
prepared using conventional methodologies. 

We have reservations about some of the retail market analysis input data in this Study and we do 
not necessarily agree with some of the assumptions in the retail market analysis and the London 
Memorandum. We generally agree with the tax revenue conclusions reached by the Study, but 
feel these tend to overstate the public benefits which would result from the proposed Watermark 
project were it to be approved, constmcted and occupied. However, we want to make clear at the 
outset that the proposed Watermark's commercial mixed-used development will generate 
substantial amounts of estimated new sales tax and Transient Occupancy Tax that would not be 
generated by the propelty as cunently entitled. Specifically, if approved, constructed and 
occupied, the proposed project is estimated to generate $1.7 million in net new General Fund tax 
revenue to the City on an annual basis, beginning in 2016. 

The London Study submitted for review focuses exclusively on the estimated tax revenues 
generated if the proposed Watermark project were approved, constmcted and occupied; as such, 
this Study does not include: 

• the required evaluation of the impacts on the local and regional economy of the current 
entitled and proposed development scenarios at the 21.13 acre site; 

• the required office market review including the development feasibility of office space at 
the proposed project ' s 21.13 acre site; and, 

• the required estimates of the net fiscal impact to the City from the constmction and 
occupancy of the 21.13 acre site. 
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ATTACHMENT 16 

Although this infOlmation was not provided we have completed direct research to address the 
economic impacts, assess the areas' office market\submarkets and estimate the net fiscal impact 
resulting from the development of the proposed Watermark project. 

Descriptions of the MedImpact Corporate Headquarters (vested) Entitlements and the 
Commercial Mixed-Use Entitlements Proposed for the Watermark Project 

MedImpact Corporate Headqualiers PIO 99-1027 

CUlTently this 34.39 acre site is entitled under the MedImpact Corporate Headquatiers Planned 
Industrial Development Pelmit (PID) Number 99-1027. This PID entitled MedImpact to build 
five corporate office buildings with a total floor area of623,961 square feet (s.f.) and two 
ancillary buildings with a total floor area 34,495 s.f. The total entitled floor area, originally 
approved in 1999 under this PID, is 658,456 s.f. Of the 34.39 acres entitled, dedicated open 
space of 3.42 acres will not be developed. This site was identified as Prime Industrial Land, is 
zoned IP-2-1 (Industrial Park), and designated for Light Industrial uses This PIO also limits 
tenant size to a minimum of 40,000 square feet, effectively precluding the use of the property by 
smaller professional services firms, and making it marketable principally to larger "corporate 
headquatiers" type users. 

Medlmpact has constmcted a 148,554 s.f. corporate office building and a parking stmcture on 
Lot 1 vesting the CUlTent PID entitlements in 2010. In addition, Medlmpact has received a 
determination of substantial confOlmance for a second corporate office building with a floor area 
of 170,000 s.f., two ancillary buildings totaling 34,495 s.f., and another parking garage on Lot 2. 
Lot 1 and 2 have a total area of9.84 acres, which MedImpact requires to remain entitled under 
this CUlTent PID for planned expansion. Based on the 2009 Substantial Conformance Review 
(SCR), the remaining entitlements of 305,407 s.f. of corporate headquatiers' office floor area are 
associated with 21.13 acres of the current vested PIO that MedImpact does not plan to develop. 
SudbelTY is seeking new entitlements for the proposed Watelmark project in partnership with 
MedImpact for this 2l.13 acre subject site. From this point forward the 2l.13 acres of the 34.39 
acres originally entitled will be refelTed to in this Memorandum as the "subject site." 

Proposed Watermark Entitlements 

The proposed new entitlements for the Watermark project at the subject site include a 289,359 
s.f. lifestyle retail center; a 32,000 s.f. building for a specialty high-end grocery store; a 43,917 
s.f. theater/lounge; a 130,000 s.f. multi-tenant professional office building; 90,540 s.f. for a 130 
room boutique hotel; and, 17,007 s.f. of in-line office space. The total floor area of the proposed 
Watelmark project is 602,823 s.f. The combined floor area of the Watermark proposed project 
of 602,823 s.f. and the 353,049 s.f. of corporate headquatiers office space and ancillary 
development to remain vested by the current MedImpact PIO amounts to 955,872 s.f. of floor 
area on the 34.39 acre site. The ancillary development is entitled for the development of a 
childcare facilities building and a cafeteria building. 
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London's Fiscal Revenue Generation Study 

ATTACHMENT 16 

London's market analysis focused exclusively on the proposed retail components of the 
Watermark lifestyle shopping center to be developed on the subject site. The proposed shopping 
center is described as a lifestyle center that will provide shopping opportunities that differ from 
the existing shopping centers in the market area. The Environmental Impact RepOli states that 
this lifestyle center is intended to serve as a regional commercial center and provide shopping 
oppOliunities that are not cunently provided by local neighborhood and community retail 
shopping centers (2012, July. Pages 10-12. The Watermark, 3rd Screencheck Environmental 
Impact Report). 

Market Areas 

The Study describes this lifestyle center's primary market area (PMA) as a "representative trade 
boundary for shoppers that conduct the majority of their primary shopping trips" in the 
immediate area of the lifestyle center. The secondary market area (SMA) is described as 
"representing shoppers from households located outside of the primary market area that may also 
be drawn to shop at this lifestyle center" (2012, August. Page 8. Fiscal Revenue Generation 
Study prepared by The London Group Realty Advisors for Sudberry Properties). 

The Study provides no explanation as to how the PMA and SMA boundaries were 
geographically defined. The Study's boundaries of the PMA and SMA do not conform to the 
Us. Shopping-Center Class!fication Characteristics. l The International Council of Shopping 
Centers defines lifestyle centers as including upscale national chain specialty stores with dining 
and entetiainment in an outdoor setting with a typical trade area radii of 8 to 12 miles. Market 
areas that are defined by trade area radii alone can be inaccurate. Recommended adjustments for 
the street network, freeway access, interstate access and geographic references can be applied to 
trade area radii to increase the accuracy of a market analysis. The Study'S trade area boundaries 
were not defined using a "gravity model" as the Study does not correlate specific retail types of 
sales offered by competitors and drive times associated with patrons of these specific retail 
types. 

Without an explanation as to how the market area boundaries were detelmined we cannot lUle 
out that the SMA should be expanded to include all or a larger portion of Black Mountain Ranch, 
TOll'ey Highlands, Carmel Valley, Del Mar Mesa, Toney Hills and the University plan areas. 
The east west connection provided by State Highway 56 which connects 1-5 to 1-15 provides 
access from these plan areas noted above. If the SMA boundaries were increased to include these 
plan areas the retail supply, demand, population and median household incomes would change 
and the resulting change in these inputs may not support the Study's conclusion that excess 
demand for retail space exists in the trade area. See Attachment 1, Figure: The Watermark Trade 
Area Map, for our visual representation of the London trade area's PMA and SMA as illustrated 
in the Study as well as radii areas of 3 and 8 miles. 

I Copyrighted _ u.s. Shopping-Center Classification Characteristics; Sources: Appraisal Institute, CoStar and the 
International Council of Shopping Centers 
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The Study's retail market analysis relies on the U.S. Bureau of Labor Statistics' - Consumer 
Expenditure Survey and Claritas demographics and income data, a San Diego-based company 
which London regards as a recognized provider of demographic infOlmation for market analysis 
and other purposes. Claritas has not yet updated its demographics to reflect the 2010 Census 
infolmation for sub geographies. Claritas demographics rely on 2000 Census based 
demographics. The 2010 Census information has been available for sub geographic areas in a 
geographic information system format since January 2012. This Study's market analysis could 
have benefited from the more recent 2010 Census infOlmation. 

The Study's trade area sales, with the exception of grocery stores, were not evaluated as required 
based on the type of retail sales generated by lifestyle centers. The retail sales categories 
traditionally associated with lifestyle centers are Convenience Goods and Shoppers Goods. The 
retail types included in these goods categories are listed below. 

1) Convenience Goods which includes "eating and drinking", "food related and 
grocery" and "liquor" sales. 

2) Shoppers Goods which includes "apparel", "general merchandise", "home 
furnishing\appliances" and "other miscellaneous" sales. 

This Study used an aggregated total for all sales in its market analysis. This aggregated sales 
total includes several retail types of sales that are not associated with lifestyle centers; such as, 
"building materials/hardware/farm implements," "auto dealers and auto parts dealers" and 
"service stations." As the Study's retail sales were not identified by type, it is not possible, 
beyond the grocery store analysis, to conclude that the Study'S trade area leakage identified is 
specifically associated with the type of retail sales generated by a lifestyle center. 

Competition 

The Study'S assessment of the supply of existing retail space for shopping centers greater than or 
equal to 35,000 s.f. appears comprehensive assuming that the trade area is limited to the Study'S 
PMA and SMA boundaries. According to the Study, existing retail space for shopping centers 
meeting the above criteria is 5,690,874 s.f. of retail space in the PMA and 1,032,880 s.f. in the 
SMA. 

We agree with the following conclusions in the Study: l.) no lifestyle centers cunently exist 
along the 1-15 COlTidor; 2.) lifestyle tenants' goods and services generally tend to differ from 
other regional shopping centers. Provided these conclusions remain hue as the project develops, 
this lifestyle center should provide shopping opportunities not offered by the neighborhood-, 
community- and regional- shopping centers currently located in this defined trade area. Since 
the tenants are unknown at this point, we cannot be sure if the future tenants' goods and services 
will actually differ from the area's existing regional shopping centers. 

As stated, we have reservations about some of the London data inputs in the retail market 
analysis. These reservations are summarized as follows: 1) the use of demographic data based 
on infOlmation from the 2000 Census; 2) the trade area's SMA as currently defined; 3) the lack 
of sales data specific to retail type; 4) the primary source and metadata date of the total sales 



Page 5 of 16 
Rene Mezo, Development Project Manager 
September l3, 2012 

ATTACHMENT 16 

volume information used to represent the current trade area sales in the leakage analysis; 5) the 
Study's very general $350 sales per square foot assumption used in the leakage assessment may 
not be representative of sales by retail type; 6) the $350 sales per square foot value may not be 
representative of the sales per square foot of the many power centers that are cUlTently located 
within the trade area as cUlTently defined by London. 

With these reservations, our ability to make a sound independent assessment of the Study's 
findings is impaired. Based on the data as presented, the Study's very general market analysis 
appears to indicate that retail demand exceeds retail supply in the trade area as defined. In 
addition, any diversion of sales from the existing retail installations in the trade area should not 
be severe enough to result in a chain reaction of business closures and subsequent long-term 
vacancies if the proposed lifestyle center is constructed and occupied. 

Economic Impacts 

Prime Industrial Land Identification 

Economic impacts are measured by jobs, wages and annual payroll. Net fiscal impact, discussed 
later in this Memorandum, is measured by the estimated tax revenue generated by the 
construction and occupancy of the proposed project site, minus, the estimated cost of City 
services to the proposed project site. 

As stated earlier, the subject site is currently entitled for large corporate office an industrial 
use, has been identified as Prime Industrial Land, is zoned IP-2-1 (Industrial Park), and base 
land use is Light Industrial. SudbelTY is requesting to remove the property from the Prime 
Industrial Land map in the General Plan, establish new entitlements for multi-tenant 
commercial office, hotel and retail uses. The proposed new entitlements would prohibit 
residential development. 

The General Plan provides policies to preserve critically-located base sector industrial areas 
where future base sector industries are likely to locate. According to the General Plan, research 
and development functions can also be performed in an office setting or flexible industrial 
space (General Plan. Page, EP-6). Base sector industries import wealth to the local and 
regional economy through the export of goods or intellectual products and processes to the 
national or international markets. The growth of base sector industries is not limited by the 
size of the local market (General Plan. Page, GL-4). Corporate offices (corporate 
headquarters) provide for the creation of base sector jobs (General Plan. Page, EP-6). 
Corporate headquarters is defined as a single user office building with 40,000 or more s.f. of 
floor area. To remove a Prime Industrial Land identification from a site the General Plan 
requires comprehensive analysis to determine that the site is not critical to the City's or 
region's base sector employment goals. 

SudbelTY has submitted the required General Plan evaluation of the site's Prime Industrial Land 
Criteria and Collocation/Conversion Suitability Factors and these documents have been 
accepted by Long-Range Planning (General Plan. Policy, EP-A.12.c. Page EP-ll and Page EP-
9). In addition to the required evaluations of the Prime Industrial Land Criteria and 
Collocation/Conversion Suitability Factors, Sudberry was also required to provide an assessment 
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of the "potential contribution to the local and regional economy" of the subject site's 
development as cunently entitled and for the proposed new Watelmark entitlements (General 
Plan. Policy, EP-A.12.c. Page, EP-ll). This has not been received to-date. 

Economic Impact Comparison 

In order to'provide decision makers with this information, we researched wages for specific 
industries using the California Employment Development Department's Quarterly Census of 
Employment and Wages (QCEW) program data. This program produces a comprehensive 
tabulation of employment and wage infOlmation for workers covered by California 
Unemployment Insurance laws. 

QCEW program data can be summarized for specific industries based on the North American 
Industrial Classification System (NAICS) codes and is specific to California's Metropolitan 
Statistical Areas (MSA). To calculate the San Diego MSA annual average wage for specific 
industries, we used the average weekly wages and multiplied these wages by 52 to represent the 
number of weeks in one year. We then took the calculated annual wage for NAICS industries 
and multiplied it by the specific number of industry full-time equivalent jobs estimated to be 
created at the subject site. For detailed infOlmation about average pay, estimated annual payroll 
and the number of specific jobs to be created based on operational use see Attachment 2, City of 
San Diego Table 1, Comparison o.f Development Options at the 21.13 Acers Subject Site, The 
Proposed Watermark Project Compared to the Current Medlmpact Corporate Headquarters 
Entitlements. 

The London Memorandum references some preliminaty research we had provided as the average 
industry wage for office use. This reference is in enol' and has since been corrected through 
additional research. Based on its NAICS Code of 52492, which MedImpact notes on its City 
business license, the average annual wage for this industry sector is $79,800. The average 
annual wages for San Diego's office operations, exclusive oflife science operations, range from 
$47,800 for real estate related services to $128,400 for software development, with the majority 
of annual wages for office uses closer to the higher end of the range. We decided to use the 
average annual wage specific for Medlmpact's NArcs code to represent corporate headquarters 
office operations in our analysis. For a review of the direct research completed to detelmine a 
standard for office wages see Attachment 2, City of San Diego Table 2, Annual IndustJY Wage 
Related to Office Operations. 

The Table, shown on the next page, compares jobs and average annual payroll associated with 
the 21.13 acre subject site for the proposed Watermark project's new commercial-mixed use 
entitlements and the existing corporate office entitlements. 
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COM PARI SON OF ECONOMIC IMPACTS 

Total 
Subject Site Development 

Number of Annual 
Scenarios 

Permanent Average Payroll 
21.13 acres 

Jobs 

Proposed Watermark Project 1,502 $68,784,700 

Medlmpact Entitlements 1,222 $96,246,286 

Difference 280 ($27,479,586) 

ATTACHMENT 16 

Construct ion Construction 
Jobs Labor Cost 

(includes 
Wages during 
construction) 

534 $56,250,000 

258 $27,201,605 

276 $29,048,395 

Source: Quarterly Census of Employment and Wages (QCEW) - Weekly Wages, 2011 San Diego County; City of San 
Diego; London Study; London Memorandum 

See Attachment 2 , City of San Diego Tables 1 and 2, for more information and ca lcu lations. 

At the 21.1 3 acre subject site, the constmction and occupancy of the proposed Watelmark proj ect 
is expected to generate 280 more full-time equivalent2 pelmanent jobs than if the subj ect site 
continued its development under the MedImpact Corporate Headquarters' entitlements3

. At the 
subject site the constmction of the proposed Watelmark project is estimated to create 276 more 
constmctionjobs, resulting in $29 million more in constmction labor cost compared to being 
built as cUlTently entitled under the MedImpact Corporate Headquatiers PID. As retail jobs pay 
less than office jobs, the occupancy of the Watelmark mixed-use commercial retail project is 
expected to generate an estimated average annual payroll that is $27 million less than if the 
subj ect site were to be built and occupied under the MedImpact Corporate Headquarters 
entitlements. For more information about the estimated land development cost and constmction 
jobs related to the subj ect site developing under the MedImpact entitlements, see City o/ San 
Diego Tables 3 and 4; titled respectively as, Estimate Land and Development Cost/or 305,407 
Square Feet o/Corporate Headquarters (office) Space on the 21.13 Acre Subject Site and Direct 
Construction Jobs Generated From the Development 0/305,402 Sqitare Feet a/Corporate 
Office H eadq uarters . 

It may also be impOliant to review the job creation and payroll for the 34.39 acre site under the 
following development scenarios: 

• Scenario 1: The Watermark project, plus the MedImpact SCR development on Lot 1 and 
Lot 2. 

• Scenario 2: The 34.39 acre MedImpact Corporate Headquatiers PID site as cunently 
entitled. 

When comparing development Scenario 1 to Scenario 2, Scenario 1 is estimated to create 280 
more full -time equivalent pelmanentjobs and has a lower annual average payroll, which is 

2 Full -time equivalent employees equal the number of employees on full -time schedul es plus the number of 
employees on part-time schedules converted to a full -time basis . 

3 We did not discount full -time equivalent retail jobs created by the proposed Watermark project by 30% for the 
transfer of employment from existing shopping centers. For other economic impact analys is we have discounted the 
retail jobs for job transfer. With thi s discount applied the 1,502 jobs estimated to be created by the proposed 
Watermark project would be discounted by 25 1 jobs, bringing the discounted total new jobs to 1,252 for Watermark, 
which is only 29 jobs greater than the proposed Medlmpact jobs estimated to be created at the subj ect site. 
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estimated to be $27 million less than the average annual payroll for development Scenario 2; 
specifically, these conclusions remain the same as the 21.13 acre subject site conclusions for 
permanent jobs and payroll differences discussed previously. 

As the proposed Watermark project is a denser development and has 297,416 s.f. more floor area 
than entitled under the 34.39 acre MedImpact PID, the number of estimated construction jobs 
created and the estimated construction labor cost are greater for development Scenario 1 than 
development Scenario 2. However, as one building and a parking garage has already been built 
on Lot 1, it appears that estimates of construction jobs and labor cost are not peliinent. In 
addition, as no information was provided it is not possible to evaluate the construction cost, 
construction jobs or an estimated assessed value of the MedImpact parking structures. As such 
construction jobs and labor cost for development Scenarios 1 and 2 should not be compared. 
FUlihelmore, the property tax revenue generated for the entitled development cannot be 
calculated as the assessed value of the parking structures is unknown. For more information on 
job calculations for development Scenario 1 and 2 see Attachment 2 City Table 5, Development 
Scenarios 1 and 2, Employment Comparison for the 34.13 Acre Site 

Potential of Realizing Job Creation 

The potential for job creation at the subject site based on development as currently entitled and 
the proposed new entitlements should be reviewed in context. The bottom-line is that the 
development potential of the subject site as currently entitled is not likely to occur within a ShOli
term time frame, whereas the proposed Watelmark project appears to be more likely to be 
developed in a shOli-term time frame. Please note that entitling a property for development does 
not necessarily guarantee this propeliy will be developed in the shOli-term. For example, the 
MedImpact Corporate HeadquaIiers entitlements were approved eleven years before the first 
building was occupied and currently Sudberry and MedImpact are proposing new entitlements 
for 21.13 acres of the currently entitled 34.84 acre site. 

The Watermark project's retail and office space are currently listed as "proposed" in CoStar. 
CoStar is the foremost internet real estate information service used by local brokers. In addition, 
CoStar shows a percentage of the proposed Watermark project's retail space is pre-leased and 
broker contact infolmation for site leasing. Pre-leasing of a percentage of the retail space would 
be a requirement for fmancing. We assume this CoStar infOlmation came from Sudberry, and as 
such, Sudberry's current intent appears to be to develop at least some of the proposed 
Watermark's entitled space in the short-telm. 

Medlmpact's Potential Growth 

MedImpact has detelmined that no additional floor area under the existing entitlements is 
required for company growth beyond the SCR approved development on Lots 1 and 2 and the 
possibility of a build-to-suit 130,000 s.f. proposed Watermark office tower. Provided this 
assumption holds true concerning the proposed 130,000 s.f. Watermark office tower, the office 
floor area not built under the original MedImpact PID is limited to 175,407 s.f., or one five or six 
story office tower. As Sudberry has submitted for new entitlements for Watermark, we are 
assuming that the Watermark development has a greater probability of developing than the 
remaining MedImpact Corporate HeadquaIiers entitlements on the 21.13 acre subj ect site. 
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As the CUlTent site's zoning limits encroachments from commercial, retail and residential uses, 
the Industrial Land and Prime Industrial Land in the area is not experiencing undue 
encroachment. Encroachment into Industrial Land or Prime Industrial Land is indicated when 
50% or more of the existing uses are commercial or other non-industrial use. Corporate 
headqumiers office uses are economically equivalent to industrial uses because they expOli 
services to national and international markets. For this reason, corporate headqumiers offices 
are considered base sector land uses such as manufacturing, mining, and agriculture. 

As stated previously, there is long-telm potential for corporate headqualiers and research and 
development use on the entitled subject site; however, this subject site would likely be one of the 
last sites in the City to be developed with office or industrial buildings due to existing vacancy 
rates. Therefore, we conclude that the subject site will be one of last vacant sites in the City to 
be developed for expanding base sector businesses. In addition, if MedImpact develops ancIJor 
operates a day care facility on Lot 1 or on Lot 2 as proposed and entitled, future industrial 
development potential may be limited as children are considered sensitive receptors. 

Economic Uncertainty 

The San Diego Office market's potential for corporate headquarters expansion is still feeling the 
impact of the Great Recession job losses and investment uncertainty. In addition, the unce1iainty 
surrounding the euro's future stability and global economic implications of possible future euro 
related recession provides additional market unceriainty. FUlihelmore, several corporate 
headqumiered companies which listed San Diego as their corporate headquarters' home before 
the Great Recession continue to consolidated operations at other site location outside of 
California; for example, Petco and Science Applications International Corp. 

Overview of Office Market 

A long term feasibility analysis with forecasted demand for office space absorption for the 
Scripps Ranch office submarket is beyond the scope of this Memorandum and was not provided 
by London. The subject site is located in the Scripps Ranch office submarket. We assume that 
the office space of the subject site if constructed and occupied would be Class-A. Speculative 
Class-A single user office buildings would prove difficult to lease at this time based on the 
vacancy rate in this submarket. CoStar's listed vacancy rate for the Scripps Ranch office 
submarket, as of August, 2012, as 26.3% for all classes and 25.5% for the Class-A office sector. 

In the sholi-telm time frame only built to suit owner occupied or pre-lease projects that are 
nalTowly focused to the demands of an end-user are likely to be built in this office submarket and 
the San Diego Office market in general. The Scripps Ranch submarket's Class-A office sector's 
vacancy rate would need to fall to 10% or below for the subject site to be developed as 
speculative Class-A office. Alternatively an end user looking to expand would have to be sought. 
Therefore we conclude again that the development potential of the 21.13 acre subject site as 
cUlTently entitled would be considered a long-term proposition as MedImpact is not actively 
looking for potential end-users. 
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A review of the office market and submarket information also indicates that the creation of the 
entitled office jobs at the 21.13 acre subject site will not likely happen in the short-teilli time 
frame. CoStar, a real estate information service, is the source of all market, sector and submarket 
data presented in this Memorandum. The subject site is located in the Scripps Ranch office 
submarket. We chose to review the Scripps Ranch- and Rancho Bernardo- office submarkets as 
both submarkets include land area along the 1-15 corridor. CutTent office rentable building area, 
vacancy rates, average asking full service rental rates and total net absorption are compared in 
Attachment 2, City of San Diego Table 6, Office Sector Comparison (3rd Quarter August, 2012 
to 3rd Quarter 2009). 

Since the end of the Great Recession, the recovery of the Scripps Ranch office submarket is 
occurring at a much slower pace than the San Diego office market, and the Rancho Bernardo 
office submarket. The vacancy rate in the Scripps Ranch sub market for all classes of office 
space cUlTently is 26.3%, in 3rd Quarter 2012. The Class-A office sector in the Scripps Ranch 
submarket declined from 46%, in 2010, to its current vacancy rate of25.5%, in 3rd Quatier 2012. 
CoS tar repolis that the 3 rd Quarter 2012 vacancy rate for Class-A office sector space in the San 
Diego Office market is 13.2%. 

The Rancho Bernardo office submarket's 3rd Quatier 2012, to-date, vacancy rate for the Class-A 
office sector is 4.4%, which has declined sharply from the 3rd Quatier 2009 vacancy rate of 
16.1 %. From 3rd Quatier 2009 to 3rd Quatier 2012, the average asking rental rates declined the 
most in the Rancho Bernardo office sub market for Class-A office space compared to the San 
Diego office market, the San Diego City office sector and the Scripps Ranch office submarket. 

The Scripps Ranch Class-A office submarket is composed of 11 buildings and 1,279,934 s.f. of 
rentable building floor area. As the economy has improved, the large amount of Class-A office 
space vacated by Nokia and Medhnpact in the Scripps Ranch office submarket in 2010, is 
beginning to be absorbed. Nokia moved its San Diego based operations from the Scripps Ranch 
submarket to a newly constructed office building in the Rancho Bernardo submarket. 
Medhnpact moved from its previously leased space in the Scripps Ranch submarket to its newly 
constructed building at the entitled site. 

The largest of the Nokia office buildings vacated in this submarket was a 190,000 plus s.f. single 
user Class-A office/R&D building. This building was purchased in July, 2011 by Dati 
Development Group and will be occupied by a life science company, Dati Neuroscience, 
following its conversion to a wet-lab R&D facility in 2013. A second multi-tenant Class-A office 
building of 135,000 s.f., also previously occupied by Nokia, was purchased in December, 2011 
and still remains vacant but with reported tenant interest. Although this area is experiencing 
higher vacancy rates than the other areas reviewed, these purchases and the recent drop in the 
Class-A vacancy rates demonstrate that there is some demand for developed Class-A office/R&D 
Scripps Ranch office sub market. 

While the Scripps Ranch Business Park is in located within the Scripps Ranch office sub market 
it is not located within the same community plan area as the subject site. The subject site is 
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located in the Miramar Ranch NOlth community plan area. The Scripps Business Park is located 
in the Scripps Miramar Ranch community plan area. The Scripps Ranch Business park site like 
the Mercy site (subject site) is also zoned IP-2-1, is identified as Prime Industrial Land and has a 
Light Industrial designated land use. Intel Corporation (Intel) owns 31 acres in the Scripps 
Ranch Business Park that are currently vacant and for sale. The Navy Federal Credit Union 
Headqumters site includes 4 vacant acres. CoStar's list the proposed uses allowable on the Intel 
property Lots by lot and the uses listed are: 1) commercial, industrial and office 2) commercial 
mixed-use and 3) industrial and office. 

Fiscal Impacts 

Projects which are driven by local demand for goods and services are a function of the market. 
In the case of retail sales, the physical location of the retail outlets has an overwhelming bearing 
on the net fiscal impacts. For a retail project to be truly "revenue positive" to the City it must not 
shift or "cannibalize" all of its sales and sales tax from other locations in the City, but rather, it 
must prevent "leakage" of consumer spending into other cities' retail installations or capture 
sales from residents of other cities. Accordingly, if this is not the case, the fiscal impact analysis 
is merely identifying a supposedly "new" source of revenues which is, or would be, coming into 
the City treasury from other retail installations. A more detailed breakdown of the revenue 
analysis for the retail-, hotel- and propelty- tax generated by the constmction and occupancy of 
the proposed Watelmark project at the subject site follows. 

One-time Project Revenue 

The Study estimates that the proposed Watermark project, at the subject site, if constmcted will 
generate approximately $141,000 in one-time constmction related revenues (2012, August. Page 
23. Fiscal Revenue Generation Study prepared by The London Group Realty Advisors for 
Sudberry Properties). This revenue is derived from estimating the sales tax generated from the 
constmction materials purchased. Specifically, the Study assumed, 50% of the project's 
$112,500,000 in "hard cost" is labor and the other 50% is for materials supplied by vendors. In 
addition, at the City'S request, London reduced the taxable amount of the material vendors' sales 
by 50% as not all materials will be purchased in the City and some vendors have point of sale 
allocations set to other Califomia cities, which prevents the City from receiving sales tax 
generated on these local purchases. We agree that these Study assumptions are reasonable and 
reflect an accurate estimate of sales tax to be captured from the purchase of constmction 
materials. 

The Study also assumes $3,000,000 in associated permit fees as a one-time revenue source. We 
do not agree with this assumption as permit fees are associated with the development's impacts 
and fee for service plan check reviews. Although these fees may be characterized as 
"government exactions," such fees are not a new source of General Fund Revenue to the City. 
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The Study estimates that the Watelmark project at the subject site will generate an estimated 
$3,044,100 per year, in constant 2012 dollars, and by year 2021 due to inflation and assessed 
value increases the project will generate $4,056,247 that year in nominal dollars (2012, August. 
Page 34. Fiscal Revenue Generation Study prepared by The London Group Realty Advisors for 
Sudbeny Properties). These calculations are in en'or. We corrected the Table shown on page 34 
of the Study and it is presented below. The London enor was created by mistakenly double 
counting the Transient Occupancy Tax in the amount of $617,899. The conect amount of 
estimated sales tax from all venues, noted in the Study, on page 24, is $1,529,883. The corrected 
2021 estimated total tax revenue, in nominal dollars, is $2,608,992. 

In addition to correcting the gross sales tax amount for base year 2012 and for forecasted years, 
we have discounted the total estimate sales tax amount generated in the base year by 30%. This 
discount was applied to represent "new" sales tax to the City as discussed in the introduction to 
the Fiscal Impact section of this Memorandum and to be discussed in more detail below. 

10 YEAR FORECAST OFF TAX REVENUES TO CITY OF SAN DIEGO IN NOMINAL DOLLARS 1 

Subject Property, Corrected Table 

Annual 2012 Base 
Center 10 Years from 

Assumptions: 
Increase year3 

Completion 2012 

2016 2021 

Property Tax 2% $278,319 $301,261 $339,269 

Sales Tax (increase in volume) 3% $1,070,988 1,2 $1,205,407 $1,439,318 

Transient Occupancy Tax 3% $617,899 $695,451 $830,405 

Total $1,967,206 $2,202,119 $2,608,992 

Difference (2012' 2021) = $641,786 

Ori gina I Source: August, 2012, The London Group Rea Ity Advisor, Watermark Fiscal Revenue Generation Study, 

Prepared for Sudberry Properties, 

Sales Tax 

Corrected by Cityof San Diego 

Notes: 

1 Nominal dollars adjusted for inflation. 

2 Corrected total sales taxtotal amount as the original Table uses the incorrect value of$2,147,882,which 

double counts TOT as TOT is its own line-item in the original Table, The corrected value of sales tax is 

$1,529,983 which we than discounted by 30%, See footnote 3 for more information, 

3 This value of $1,529,983 was then discounted by 30% to account for expenditures that the current 

consumers are making elsewhere within the CityofSan Diego orwill make elsewhere in the future is 

$1,070,988, 

As noted, the Study estimates that the proposed Watelmark project if approved, constructed and 
occupied will generate an annual gross sales tax amount of$1,529,883, in constant 2012 dollars, 
from all retail venues. The Study's sales tax estimate for the theater/lounge appears too high at 
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50% of the total theater revenue being spent on food and beverages, which results in an estimate 
of $52,899 in annual sales tax from the food and beverages generated by the theater/lounge use. 
In general, movie theaters that do not include restaurant dining options with the lounge 
experience are estimated to generate on average 30%4 of total screen revenue from taxable food 
and beverages sales. 

The London estimate of $1 ,528,883 in annual gross sales tax generated from the occupancy of 
the proposed Watermark project assumes that all taxable sales are net new to the City and no 
taxable sales will be transfelTed from existing retailers in the trade area or from other regional 
shopping centers within the City's boundaries. While we agree this proposed project is likely to 
capture some new demand and leakage of some sales tax currently captured by the City of 
Poway and the County of San Diego; it does not necessarily follow through that residents that 
live in the City and are located in the proposed Watermark trade area are not currently 
purchasing comparable goods and services from other existing San Diego lifestyle centers, 
regional malls and other high-end merchandisers located within the City's boundaries. The Study 
indicates that 28% of the households in the London defined trade area are located in the City of 
Poway or the County of San Diego, outside the City'S boundaries. It also does not necessarily 
follow through that other San Diego retailers will not expand and modemize their facilities to 
capture local sales dollars for the City, which might be captured by this proposed project. 
Therefore, we must assume some of Watermark's proposed gross sales will be cannibalized from 
these mentioned life style centers, the Mira Mesa Market Center, a power center, which includes 
restaurants, theaters, specialty retail, a grocery store and other traditional anchors, as well as 
other high end merchandisers located in regional shopping centers not mention in this 
Memorandum by name and vise versa. As such we have discounted the sales tax received by 
30% and the total net new estimated sales tax to the City on an annual basis is $1,070,988, in 
2012 constant dollars. 

Please note two of the three lifestyle centers London referenced in the Study, Flower Hill 
Promenade and Del Mar Highlands Town Center are located within the City's boundaries and 
both have recently expanded and modernized to become lifestyle centers. The City currently 
receives sales tax from the purchases of patrons made at these two lifestyle centers. In addition, 
the proposed One Paseo project in Carmel Valley includes a lifestyle/community center hybrid 
and its secondary market area extends from Carmel Valley to the area of I -15 where the proposed 
Watermark project is located. 

Property Tax 

The Study estimates the Watermark project, if constmcted and occupied, will yield an annual 
average propeliy tax in 2012 dollars to the City of $278,319. We agree with this figure. 
This annual estimate does not include a 2% Proposition 13 annual increase in assessed value. 

4 March, 2008. HR&A Advisors, Inc.'s Economic and Fiscal Impacts o/the Westfield University Towne Center 
Revitalization Project, prepared for Westfield Corporation. 
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Transient Occupancy Tax 

ATTACHMENT 16 

The Study calculates Transient Occupancy Tax (TOT) at 10.5% of room sales at an annual 
occupancy rate of 68.9%. Based on these assumptions the estimated TOT revenue generated by 
the proposed 130 room hotel is $617,899, in annual 2012 constant dollars. We agree with this 
conservative estimate as it is based on the San Diego Convention & Visitors Bureau data for 
occupancy rates and the CUtTent City's TOT rate. 

Service Delivery Cost 

Estimates of the cost for the subject site's City services are needed to evaluate the net fiscal 
impact of development at the subject site. We used an average equivalent dwelling unit (EDU) 
model to estimate the cost of these service expenditures. All demographic and employment 
assumptions for this average EDU model use 2010 base data inputs. The data sources include: 
the Fiscal Year 2011 Final City Budget, 2010 Census Bureau demographics, and the San Diego 
Association of Governments (SANDAG) total estimated 2010 civilian employment. In addition, 
a 3% inflation factor has been added to the FY 2011 per-EDU cost estimates so that the 
expenditure estimates would be in 2012 constant dollars as the tax revenues are stated as being in 
constant 2012 dollars. 

We previously derived these EDU inputs and service expenditures per-EDU to validate a Net 
Fiscal Impact model submitted for another project, which was reviewed by many City 
departments and validated. Under this EDU model, the total cost of City services to the 
proposed Watelmark site are based on the residential equivalent of 193 dwelling units for the 
1,502 jobs estimated to be created by the project. The estimated cost of these City services to the 
proposed Watelmark site is an annual cost of $244,490, in constant 2012 dollars. Below we 
provide a brief review on how these EDU expenditures were calculated. 

EDU expenditures were estimated by first detelmining the number of City households, 516,033 
households, and reflecting the presence of employees, 734,413 total civilian employees, as a 
resident equivalent dwelling unit. To calculate the number of resident equivalent dwelling unit 
per employee, we applied a ratio of 113 to the total estimated civilian employment number. The 
ratio of 113 reflects the assumption that employees are in the City for about one-third of the time 
compared to full-time residents. The ratio of employees is then divided by the City'S average 
household size of2.6 persons per household. For more infonnation on how the total EDU value 
of 61 0, 179 was calculated see Attachment 2, City of San Diego 7, Equivalent Dwelling Unit 
Calculations. 

After calculating total EDUs, we were able to perform the next calculations to detelmine the per
EDU service cost. Expenditures per-dwelling unit were calculated by first subtracting charges 
for current services and other service revenues from specific depatiments' General Fund 
expenditures. For most operational depatiments a standard ratio variable of 35% was applied to 
the total expenditure cost remaining. The ratio variables that were used to calculate pef-EDU 
cost estimates were based on an Economic Research Associates' (ERA) repOli, which the City 
contracted with ERA to produce. Once the operational ratio of the department's budgets were 
detelmine and applied, these remaining expenditures were divided by the Total EDU (resident 
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and resident equivalent employees) of 610,179 EDU's and a per-EDU average cost was 
calculated for applicable City services. 

ATTACHMENT 16 

To calculate the per-EDU cost of Fire, Police and Environmental Services (Refuse Collection) 
additional calculations were required. The Fire Depatiment cost estimates required determining 
a cost per incident per-EDU less overhead. Police Department costs estimates included 
subtracting other revenues and cutTent overhead, then calculating a per-EDU cost. Refuse 
collection was weighted by the number of cunent customers receiving services as households to 
calculate the cost per -EDD. 

We calculated the total cost per-EDU relevant to the proposed Watermark project as $1,269.66. 
The total cost for services to the proposed Watermark site is nearly $245,000. The calculation 
for the proposed Watelmark project's per-EDU cost and the total cost for City services to the 
site are detailed below: 

Ell 1,502 jobs x .3 = 501 job equivalent (rounded up from 500.66) 
Ell 501 job equivalent -7- 2.6 city persons per household = 192.56 resident equivalent 

employees; and 
III 192.56 x $1,269.66 per-EDU cost = $244,490 in service cost for the Watermark project 

based on an average per-EDU methodology (rounded up from $244,485.73). 

Conclusion 

When the tax revenue figures are reconciled to include the discount for sales tax transfer the total 
tax revenue estimated to be generated annually, in 2012 constant dollars, is $1,967,206. The 
estimated service cost to the proposed Watermark site annually, in 2012 constant dollars, is 
$244,490. The proposed new entitlements for the Watelmark project if approved, constmcted 
and occupied are estimated to generate approximately $1.7 million net new General Fund 
Revenue on an annual basis in 2012 constant dollars. The Watermark project's first year of 
stabilization is stated in the Study to be 2016 and this is the first year the City can expect these 
General Fund Revenues if the project is constmcted and occupied. For more information see, 
Attachment 2, City of San Diego Table 8, The Estimated Net Fiscal Impact of the Proposed 
Watermark Project. 

The Economic Impact assessment of the subject site if developed under proposed Watermark 
project's requested new entitlements when compared to the current MedImpact entitlements 
indicates the following: 

1) The number of full-time equivalent pelmanentjobs created by the proposed Watelmark 
project if approved, constmcted and occupied is 1,502 jobs (no job transfer discount 
applied). 

2) If the 21.13 acre subject site was developed and occupied as currently entitled, with 
corporate headqualiers office uses, 1,222 full-time pelmanent base sector jobs are 
estimated to be created. 

3) Thus Watelmark project would generate a net gain of approximately 280 new jobs. 
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4) However, as the average annual wages associated with retail jobs are lower than the 
average annual wage associated with corporate headquarters office jobs, if the Watermark 
project is developed and occupied the average annual payroll would be $27 million lower 
than the average annual payroll of the subject site developing as currently entitled. 

5) The proposed Watermark project's estimated jobs are more likely to be created in the 
shOlt-term when compared to the creation of the corporate headqualters office jobs based 
on the subject site being developed as entitled. 

6) The creation of corporate headqualters base sector office jobs is more likely to be long
telm proposition. 

Please feel free to contact me with any questions directly by phone at 619.533.6339 if you have 
any questions. 

Toni Dillon, Economic Research Coordinator, Development Services 

TD 

cc: Kelly Broughton, Director, Development Services Department (DSD) 
Cecilia Gallardo, Deputy Director, Advanced Planning & Engineering, DSD 
Nancy Bragado, Program Manager, Customer Service and Department SUPPOlt, DSD 
Russ Gibbon, Community Development Coordinator, Economic Development, DSD 
Maxx Stalheim, Senior Planner, Development Services, City Planning Division, DSD 
Martha Blake, Associate Planner, Entitlements, DSD 
Holly Smit-Kicklighter, Associate Planner, Entitlements, DSD 

Attachments: 

Attachment I - Watermark Trade Area Map 
Attachment 2 - City of San Diego Tables 1 through 8 

o Table 1, Comparison o/Development Options at the 21.13 Acers Subject Site, The 
Proposed Watermark Project Compared to the Current MedImpact Corporate 
Headquarters Entitlements 

• Table 2, Annual IndustlY Wage Related to Office Operations 
• Table 3, Estimate Land and Development Cost/or 305,407 Square Feet o/Corporate 

Headquarters (office) Space on the 21.13 Acre Subject Site 
@ Table 4, Direct Construction Jobs Generated From the Development 0/305,402 

Square Feet o/Corporate Headquarters (office) Space 
@ Table 5, Development Scenarios 1 and 2, Employment Comparison/or the 34.13 Acre 

Site 
• Table 6, Office Sector Comparison (3rd Quarter August, 2012 to 3rd Quarter 2009) 
@ Table 7, Equivalent Dwelling Unit Calculations 
• Table 8, The Estimated Net Fiscal Impact o/the Proposed Watermark Project 
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Attachment 1 
Figure: The Watermark Trade Area Map * includes a 3 mile and 8 mile radii 

Rene Mezo, Project Manager 
September 13, 2012 

The Watermark - PTS Number 180357 

WATERMARK LIFESTYLE TRADE AREA 

- 3 mile buffer 

8 mile buffer 

C1 Primary Market Area 

Secondary Market Area I 
o 2 Miles 
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City of San Diego Tables 

Rene Mezo, Project Manager 
September 13,2012 

The Watermark - PTS Number 180357 

City of San Diego Table 1- Memorandum referenced on page 6 of 16 

COM PARISON OF DEVELOPM ENT OPTIONS AT THE 21.13 ACERS SU BJECT SITE 

THE PROPOSED WATERMARK PROJECT COMPARED TO 

THE CURRENT MEDIMPACT CORPORATE HEADQUARTERS ENTITLEMENTS 

The Development of the Proposed Watermark Project's Industry Jobs, Average Wage And Annual Average Payroll 

Weekly 
Number of 

Annual 
NAICS Annual Wage Employees in 

Codes 
Wage 

(rounded) each NAICS 
Average 

(rounded) Payroll 

Industry 
Sector 

Supermarkets and Other Grocery Stores 44511 $517 $26,900 80 
1 $2,152,000 

Theater (All Other Amusement & Recreation) 71399 $435 $22,600 32 
1 $723,200 

Hotels (except Casino Hotels) and Motels 72111 $546 $28,400 65 
, 

$1,846,000 

Restaurants Full Servi ces 722511 $363 $18,900 76 
1 $1,436,400 

Nonresidential Property Managers 531312 $962 $50,000 14 
1 $700,000 

Retail (Genera l Merchandise Stores ) 452 $463 $24,100 647 
1 $15 ,59 2,700 

Offi ce - Medlmpact's NAICS 524292 $1,515 $78,800 588 
1 $46,334,400 

Tota ls The Proposed Watermark Project 1,502 
, 

$68,784,700 

The Deve lopment of the 21.13 Acre Subject Site as Currently Entitled for Corporate Headquarters' Industry 

Jobs, Average Wage And Annual Average Payroll 

Weekly Annual Wage 
Number of 

Annua l 
NAICS 

Wage (rounded to 
Employees in 

Average 
Codes 

(rounded) nearest OOO's) 
each NAICS 

Payroll 
Industry 

Sector 

Totals The Current Entitlements 5242 92 $1,515 $78,800 1,222 $96,264,286 

The Differences in Jobs and Annual Payroll forthe Proposed Watermark Project and the Current Entitlemeni 

Total Number of Annual Average 

Permanente Jobs Payroll 

Proposed Watermark Project 1,502 $68,784,700 

Medlmpact Corporate Office Entitlements 1,222 $96,264,286 

Difference 280 ($27,479,586) 

Source: Ca lifornia Emolovment Develooment Deoartment: City of San Diego: London Grouo' 
Quarterly Census of Employment and Wages (QCEW) - Weekly wage 2011 San Diego County 

httQ :LLwww.1 a borm a rketi nfo.edd .ca .gov[cgi [da ta a na I ~s i s Li ndus tr~Re Qort.a s Q ?men u choi ce 
=industrv 

Note: 

1 Jobs for the Watermark proj ec t source -2012, August. Page 23. Fiscal Revenue Generation Study prepared by The London Group Rea lty 

Advisors for Sudberry Properties. 
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Rene Mezo, Project Manager 
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The Watermark - PTS Number 180357 

City of San Diego Table 2· Memorandum referenced on page 6 of 16 

ANNUAL INDUSTRY WAGES RELATED TO OFFICE OPERATIONS 

Industry Sector 

NAICS SECTOR2 

Real Estate 

Financial and Insurance 

Profes sion al and Business Services 

Third Party Admin of Insurance Funds 

Health Services (Physici ans Office) 

Information 

Profess ion al and Tec hni ca l Servi ces 

Financial Investment & Related Activ i ty 

Software Pu bli shers 

NAICS 

Codes 

531 

52 

1024 

524292 

6211 

1022 

541 

523 

5112 

Source: Ca li fo rni a Emp loyment Development Department; 

Weekly 

Wage 

(rounded) 

n/a 

$919 

$1,404 

$1,411 

$1,514 

$1,573 

$1,581 

$1,766 

$2,050 

$2,469 

Annual Wage 

(rounded) 

$47,800 

$73,100 

$73,400 

$78,800 3 

$81,800 

$82,300 

$91,900 

$106,600 

$128,400 

Quarterly Census of Emp loyment and Wages (QCEW) - Weekly Wage San Diego Cou nty 2011 4 

http://www.labormarketinfo.edd.ca .gov/cgi I da ta a na Iysi s/i ndus tryReport.a s p ?menuchoi ce-i ndus t 

a. 
Note: 

1 These in dustri es sectors were chosen as they are operations that locate i n cl ass A office space ; 

howeve r,some sci ence and techn o logy i nd ustri es a lso operate in thi s space; these wages a re not 

shown. The annu a l wages we re roun ded to t he nea res t hun d redth . 

2 Life Sci ence and hi gh tech ca n a lso ope rate in co mmerci al o ffi ce space. Th e NAICS wages fo r 

the se indu stri es i s not show n in thi s Tabl e 

3 The Thi rd Pa rty Admi n of Ins u ra nce Fu nd w age i s ba sed on Medl ~pa ct' s NAICS Cod e of 524292. 

Thi s i s th e NAICS Code that Medlmpact indi cated bes t de scribe s its operation w hen th e compan y 

applied for a City of San Di ego Bu sine ss Tax Certifi cate (business li ce nse ). NAI CS Cod e 

information provided by an applicant for a City bu s ines s li ce nse is not confidential. 

4 QCEW information was ba se d on 2011 annual data forSan Diego County. 
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City of San Diego Table 3 -- Memorandum reference page 7 of 16 
ESTIMATED LAND AND DEVELOPMENT COST 

FOR 305,407 SQUARE FEET' OF CORPORATE HEADQUARTERS OFFICE ON 21.13 ACRES SUBJECT SITE 

Category Measurement Quantity Per Acre/Sq. Ft. 

land 

Hard Costs (Materials and Labor) 

Site Improvements 

Remaining Entitlements Buildings 

Tenant Improvement Allowances 

Amenities 

Total Hard Costs 

Soft Costs 

Finance, Legal Costs,Accounting, etc. 

Brokerage Costs 

Entitlement Consultant Costs 

Non-Discretionary Permit Costs (CDs) 

Total Soft Costs 

Total Cost 

Acres 

Acres 

Sq. Ft. 

Sq. Ft. 

21.13 

21.13 

305,407 

305,407 

Original Source: The London Group Realty Advisors; Sudberry; RSMeans (Cost per Acre/Sq. Ft) 

Revision Source: City of San Diego 

Note: 

$1,500,000 

$473,934 

$109 

$25 

Total 

$31,650,000 2 

$10,000,000 

$33,289,363 4 

$7,635,175 4 

$3,478,672 s 

$54,403,210 

$3,478,672 5 

$1,855,292 5 

$811,690 5 

$1,391,469 s 

$7,537,123 

$93,590,333 

1 The remaining entitled floor area approved by the Medlmpact Corporate headquarters PID/SCR to be developed on the 21.13 

acre subject site. 

2 Value remains the same as in the August 9,2012 London Memorandum. 

3 Per Acre/ Square Feet cost as provided by Sudberry and RSMeans 

4 These hard cost estimates were calculated by applying the cost per square feet provided by Sudberry and RSMeans to the 

305,407 square feet of rema i ni ng Medl mpact entitlements on the subject site. 

5 Estimates are based on the ratio of remaining entitlements to total entitlements. The Remaining entitlements are 

approximately 46% of total entitlements. As such, these costs are assumed to be 46% of the London Group Rea Ity Advi sors' 

original source Table values included in the August 9, 2012, London Memorandum. 
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The Watermark - PTS Number 180357 

City of San Diego Table 4 -- Memorandum reference page 7 of 16 
DIRECT CONSTRUCTION JOB GENERATION FROM THE CONSTRUCTION OF 

305,407 SQUARE FEET' CORPORATE HEADQUARTERS OFFICE 

Construction Costs 

Per Million Dollars 

Jobs Generated Per Million Dollars 

Total Jobs Generated (Full-Time Equivalency) 

Original Source: The London Group Realty Advisors 

$27,201,605 2 

$27.20 

9.50 3 

258,42 

Revision Source: Remaining entitlements calculations - City of San Diego 

Note: 

1 The Remaining entitled floor area approved by the Medlmpact 

Corporate headqua rters PID\SCR. 

2 Construction costs for labor were calculated by taking 50% of Total Hard 

Costs. This is an accepted industrystandard. 

3 This industry average of 9.50 sited byThe london Group RealtyAdvisors 
in the firm's August, 2012, Watermark Fiscal Revenue Generation Stud. This 
is an accepted industrystandard. 
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Attachment 2 
City of San Diego Tables 

Rene Mezo, Project Manager 
September J.3,. 2.0 12 

The Watermark - PTS Number 180357 

City of San Diego Table 5 --Memorandum referenced on page 8 of 16 

DEVELOPMENT SCENARIOS EMPLOYMENT COMPARISON FOR THE 34.39 ACRE SITE 

SCENARIO 1 - THE WATERMARK plus MEDIMPCT Lots 1 & 2 

SCENARIO 2 - TOTAL MEDIMPACT CORPORATE HEADQUARTERS ENTITLEM ENTS 

Industry 

Superma rkets a nd Other Grocery Stores 

Theater (All Other Amu sement & Recreation ) 

Hotels (except Cas i no Hotels) a nd Motels 

Restaurants Fu ll Serv ices 

Nonres i denti a l Pro perty Managers 

Reta il (Genera l Merchandise Stores ) 

Offi ce - Med lmpact's NAICS 524292 

Scenario 1- Subtota l The Proposed W atermark Proj ect 

Scenario 1 -Subtota l Lot's 1 & 2 Med lmpact Entitled Development 

Total Scenario 1 -The Watermark and Medlmpact 's Lot 's 1 & 2 (entire 

34.1 acre site ) 

Total Scenario 2 - Medlmpact Corporate Headquarters All Lots 

(enti re 34.1 acre site ) Office NAICS 524292 

Difference 34.13 Acre Sit e (Wat ermark + Medlmpact Lot 's 1 & 

2), m inus, Total Medlmpact Entit lements) 

Number of 

Employees in 

each NAICS 

Sector 

80 

32 

65 

76 

14 

647 

588 

1,502 

1,412 

2,914 

2,634 

280 

Annual Average 

Payroll 

$2,152,000 

$723,200 

$1,846,000 

$1,436,400 

$700,000 

$15,592,700 

$46,334,400 

$68,784,700 

$11 1,281,045 

$180,065,745 

$207,545,331 

($27,479,586) 

Sou rce : Ca li fo rni a Emp loyme nt Development Departme nt; Ci tyof San Diego; The London Group Rea l tyAdvisors 

Quarter ly Cens us of Employment and Wages (QCEW) - Weekly Wage 2011 San Diego Cou nty 

http://www.labormarketinfo.edd.ca .gov/cgi/da ta a na I vs i s/i nd us tryReport.a s p ?menuchoi ce=i nd us try 

Note: 

1 Augu st, 2012. Watermark Fiscal Revenue Generation Study prepared by The London Group Rea l tyAdvisors, fo r 

Sudberry Properti es. 
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The Watermark - PTS Number 180357 

City of San Diego Table 6-- Memorandum referenced page 10 of 16 

OFFICE SECTOR INFORMATION COMPARISON (3rd Quarter August, 2012 to 3rd Quarter 2009) 

San Diego M arket 
City of San Diego Office 

Scripps Ranch Submarket 
Rancho Bernardo 

Sector Submarket 

August, 2012 
August, 2012 August, August, 

Informati on Category 3rd Quarter 3rd Q2009 
3rd Q 

3rd Q2009 
2012 3rd Q 

3rd Q2009 
20123rd Q 

3rd Q2009 

(Q) 

Number (#) of Bui ldings All Classes 5,565 5,537 2,789 2,777 57 56 133 132 

Rentable Build ing Area (RBA) all 

Classes 113,613,191 111,440,011 83,614,577 82,241,601 2,754,075 2,599,088 3,355,979 3,272,979 

Vacancy Rates All Classes 13.4% 14.7% 13.2% 14.6% 26.3% 19.8% 12.0% 24.0% 

Average Asking Rent All Classes (per 

s.f.) $2.11 $2.37 $2.14 $2.41 $2.04 $2.30 $2.14 $2.46 

NetTotal Absorption (3rd Q 2009 

through August, 2012) All Classes 3,716,262 n/a 2,709,166 n/a (35,298) n/a 798,077 n/a 

#of Buildings Class-A 252 244 204 199 11 10 26 25 

RBA Class-A 31,650,341 30,706,287 28,305,268 27,568,401 1,257,936 1,102,949 3,355,979 3,272,979 

Vacancy Rate Class-A 13.2% 19.9% 12.2% 18.4% 25.5% 18.2% 4.4% 16.1% 

Average Asking Rent Class-A (per 

s.f.) Full-Service $2.63 $2.84 $2.67 $2.88 $2.42 $2.57 $2.63 $2.98 

NetTotal Absorption (3 rd Q 2009 

through August, 2012) Class-A 3,403,391 n/a 2,865,069 n/a 36,554 n/a 487,650 n/a 

Source: CoStar Group- Analytics; City of San Diego 
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Rene Mezo, Project Manager 
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The Watermark - PTS Number 180357 

City of San Diego Table 7- Mermorandum reference page 14 of 16 

EQUVILENT DWELLING UNIT 

Data Description Number 

2010 Estimat ed Po pul ation 1,301,617 

2010 Esti mated Residenti al Dwelling Uni ts 516,033 

Average House hol d Size 2.60 

2010 Estimate Civilian Employment 734,413 
1 

Employment Residentia l Equivalent 1 employee = .333 residents 244, 780 
Employment Res ident Equ ivalent Dwelling Units (EDU) 94,146 

Total EDUs 610,179 

Source : 2010 Census; San Diego Association of Governm ents (SANDAG); City of Sa n Diego 

Note: 
The City considers an employee equivalent to a res ident as 1/ 3 of a resid ent. This assumption was 
used as employees are assumed to be in the City about 1/ 3 the time as res idents. 
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City of San Diego Tables 

Rene Mezo, Project Manager 
September 13; 2012 

The Watermark - PTS Number 180357 

City Table 8-- Memorandum referenced page 15 of 16 

ESTIMATED NET FISCAL IMPACT OF THE PROPOSED WATERMARK PROJECT 

DIRECT TAX REVENUE GENERATED Percent 

SALES TAX REVENUE 

Sales Tax Revenues (Bradley-Burns) 

Discount of Sale Tax Due to Sale s Transfe r (l eakage to 
30"10 

existing & expanding retail e rs) 

TOTAL SALES TAX AFTER DISCOUNT FOR TRANSFERRED SALES 

PROPERTY TAX REVENUE 

TRANSIENT OCCUPANCY TAX 

TOTAL DIRECT TAX REVENU ES GENERATED 

COST PER 

EXPENDITU RES FOR CITY SERVI CES Eq uivalent 
Percent Dwe lli ng 

Unit (EDU) 

W atermark Project Equivalent Dwe ll ing'Unit (EDU) Ca lcu lation 192.56 3 

Citywide Program Expend itures $ 24.04 

Development Se rv ices $ 3.37 

Engineering & Capital Proj ect s $ 13. 27 

City Planni ng (CPCI ) includes CDBG and Economic Development $ 14.08 

Envi ronmental Se rvices $ 113.68 

Po li ce $ 474.78 

Fi re-Rescue $ 270.75 

Offi ce of Homeland Security $ 1.19 

Gene ral Serv ices (exclud ing St ree t Division) $ 6.50 

Lib rary $ 55.25 

Publi c Utiliti es $ 0.35 

Real Estat e Assets $ 1.90 

Storm Water $ 59.06 

Management, Operational, Lega l, Financial and Other Support 

Functions aggregated to determin e a total EDU ex pendi t ure $ 65. 82 

Administrative Overh ead 15% $ 165.61 

TOTAL EXPENDITURES FOR CITY SERVICES $ 1,269.66 

THE CITY OF SAN DIEGO'S NET ANNUAL FISCAL IMPACT ESTIMATES FORTHE 

WATERMARK PROJ ECT 

TAX REVENU E 

$ 1,529,983 

$ (458,995) 

$ 1,070,988 

$ 278,319 

$ 617,899 

$ 1,967,206 

TOTAL 

WATERMARK 

EDU COST 

$ 4,629 

$ 649 

$ 2,556 

$ 2,711 

$ 21,892 

$ 91,426 

$ 52, 138 

$ 228 

$ 1,251 

$ 10,640 

$ 68 

$ 366 

$ 11,373 

$ 12, 674 

$ 31,890 

$ 244,490 

$ 1,722,716 

Source: City of San Di ego Fiscal Year 2011 Budget. Department Detail - Volume 2; City of San Diego (City); Th e admini strative ratios 

were modeled by th e City based on th e source material from Fiscal Analvsis o f Otay M esa Community Plan Update Prepared for the 

Citv of Son Diego Submitted by Economic Research Associates June 1, 2007. The majority of admi nistrati ve ratios are 35%, except 

for CPCI and Homel and Security. 

Note: 

1 A di scount appl i ed due to sa l es tax tran sfer (I ea kage) to exi sting and future taxa bl e sa l es tha t other shoppi ng centers located 

within the City of San Di ego are ca pturing. 

2 EDU ex penditure cost based on FY 2011 Budget with 3% inn ati on appli ed for 1 yea r for an es timate of th ese expenses as of 

Fi scal Year 2012. 

3 Th e Sa n Di ego Ass ociati on of Governments repor ts the 2010 Civi I ian workforce popul ati on, i ncl udi ng sel f-empl oyed persons, 

as 734,413. Ci ty total EDU is = to 610,179. Th e City's 2010 Census reported popul ation, person per household and housing 

uni t count as foll ows: 1,301,617 popul ati on; 2.60 person per household ; 516,033 total housing uni ts . Th e Wa terma rk proj ect's 

es timated 1,502 j obs are = to 193 EDU (rounded ). 
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MIRAMAR RANCH NORTH PLANNING COMMITTEE 
MEETING MINUTES 
Tuesday, May 7,2013 

Scripps Ranch Community Center 

Meeting Called to Order at 7:10 p.m., Quorum Established 7:11 p.m. 

ATTACHMENT 17 

Members Present: (8 total) Dustin Steiner (Chair), Michelle Abella-Shon (Vice Chair), Chris 
Todd (Secretary), Lorayne Burley, Bill Crooks, Ralph Merg, Chuck Mitchell, Russell Shon. Pat 
Wright was present at the outset, but did not stay for any formal action of the committee. 
Guests: Tiffany Vinson, Claudia Tedford, Mark Thompson, Daniel Goldman, Tom Meissner, 
Lou Segreti, Janay Kruger, Andy Schlaefli, Colton Sudberry, James Sullivan, Marc Sorensen. 
Additional community members were present but did not sign in. 
Introductions: Committee members and guests who were then in attendance introduced 
themselves. 
Public Comment (Non-Agenda items): None. 
Modifications to the Agenda: None. 

Communications: 

1. City Council District 5: Tiffany Vinson reported concerning the importance of brush 
management in the community, and presented a brush management brochure in the form 
attached. She also presented an executive summary of the FY2014 City budget in the form 
attached. She also presented a "Kersey RepOli" the regular newsletter being prepared by 
Councilmember Kersey's office, also in the form attached. 
2. City of San Diego Planning Department: None. 
3. CalTrans: None. 
4. State: None. 
5. Federal: None. 
6. Scripps Ranch Planning Group & Scripps Ranch Civic Association: 
A. SRCA President Bob Ilko reported, reminding-the group ofthe May 19 Community Fair, to 
be held at Community Park. A speed limit increase from 35 to 45 is being considered on 
Stonebridge Parkway between Cobble Creek and Stonecroft. SRPG recently approved 228 
dormitory units to be built at Chabad School. Pursuant to requirements, the dormitory units 
cannot become condominiums or apartments without a rezone. Lastly, on behalf of SRPG, Mr. 
Ilko requested MRNPC's consideration ofajoint meeting to discuss the Watennark project at 
the southeast corner ofl-15 and Scripps Poway Parkway. SRPG would like to weigh in to the 
City with its own recommendation, independent ofMRNPC's. This topic was discussed later 
during the meeting. 
B. Marc Sorensen, Chair of the Recreational Council repOlied concerning the annual summer 
maintenance issues involving the main soccer field areas at Community and Spring Canyon 
Parks. He noted that a potentially viable alternative to shutting down the fields for months each 
summer would be replacement of the grass fields with artificial turf. As this would require 
significant expenditure, potential funding sources would have to be researched. FBA, "old" 
Scripps Ranch funds cannot be used. Approximately 4 to 5 acres would need to be turfed in each 
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park. Both Mr. Sorensen and Mr. Ilko noted that there are at least two city parks with turfed 
fields, one with ajoint use field with a middle school. 
7. Community Planning Committee (CPC): None. 

Presentations / Discussion / Action Items: (P / D / A): 

1. Elections: Tom Meissner, Resident Owner in the MRNPC area, was elected to a four year 
term effective June 2013, expiring March 2017. Dustin Steiner, Michelle Abella-Shon, and 
Russell Shon, were re-elected to their second terms, expiring March 2017. John Masters 
forfeited his seat due to non-attendance. MRNPC Resident Owner Lou Segreti expressed his 
interest in filling one of the currently vacant seats, and upon satisfaction of the attendance 
requirement, his candidacy will be considered. 

2. Rancho YMCA: Claudia Tedford introduced Mark Thompson as Rancho Family YMCA's 
new Executive Director: Mark has 20 years' experience in the YMCA of San Diego County, 
primarily in their camp properties. Mr. Thompson reported on the Rancho Family YMCA 
development plans for a 50,000 square foot, full-service recreational facility. Ballfields and 
sports courts currently being used will need to be displaced due to the development plans. The Y 
intends to re-Iocate current sports leagues to provide ample space for the development. A 
capital campaign is being initiated. 

3. Sprint Cellular Tower: Danielle Goldman sought a recommendation for approval of 15 
new cellular antennae, 6 feet in length, adjacent to the Weatherhill water tank. Following 
discussion, and on motion of Bill Crooks, seconded by Lorayne Burley, the motion to 
recommend approval carried 8-0-0. 

4. Watermark Development / Medlmpact Property: Colton Sudberry, JaIiay Kruger, and 
Andy Schlaefli were in attendance on behalf of Sudberry Properties, and they continued to solicit 
the input of the committee for approval of the Watermark project. For details concerning 
community concerns, please make reference to the February 2013 minutes. There was 
significant debate among the committee members and all others in attendance concerning the 
timing of the request for approval (preceding the completion of the Environmental Impact 
Report). The chair allowed Colton Sudberry to speak to whether there should be ajoint meeting 
ofMRNPC and SRPG to independently consider approval or disapproval of Watermark. Mr. 
Sudberry was opposed, due to the time and planning investment SudbelTY Properties has put into 
the potentIal deliberation process by MRNPC. Debate ensued between committee members 
concerning jurisdictional issues between the two planning groups. Debate also ensued 
concerning whether to entertain a motion at this meeting as to approval or disapproval, or instead 
to await completion of City/proponent responses to comments to the Draft Environmental Report 
(DEIR). 24 comment letters had been submitted to the City. According to Sudberry 
representatives, four of the comment letters were in favor of the project. Twenty of the letters 
raised comments as to environmental issues raised in the DEIR. Sudberry reminded members of 
the committee that the project entails $2 Million in offsite improvements, and will reap projected 
tax revenue benefits of $2.2 Million to the City annually. The chair and several members 
including Ralph Merg and Chuck Mitchell expressed concern that if a vote were not taken during 
the May committee meeting, there was an as yet unproved "risk" that a failed quorum in June 
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would preclude a vote at that time. Following lengthy discussion on these many issues as noted 
above, Chris Todd moved, Lorayne Burley seconded,.to table consideration of the project 
pending receipt of responses to the DEIR, presumably at the next meeting. The motion failed 2 
(Burley, Todd) -6-0. After additional discussion, including debate concerning formulation of an 
alternate motion, Bill Crooks moved, Michelle Abella-Shon seconded to "Approve Watermark 
as presented." The motion carried 6-0-2: voting in favor were Dustin Steiner, Michelle Abella
Shon, Russell Shon, Bill Crooks, Chuck Mitchell and Ralph Merg. Voting against were Lorayne 
Burley and Chris Todd. The chair is to appoint an ad hoc committee for the purpose of 
determining any additional benefits the community might receive in consideration for Sudberry's 
development ofthe property. 

5. Approval of February 2013 Minutes: Motion by Michelle Abella-Shon, Second by Ralph 
Merg to approve the minutes without modification. Motion carried 7-0-1, Bill Crooks 
abstaining. 

Committee Reports: 
1. Chair's Report: None. 
2. MADILMD: See written repOlt. 
3. New Projects & Transportation: None. 
4. Spring Canyon Road: None. 
5. Facilities & Financing: None. 
6. Schools: None. 
7. YMCA, Open Space, & None. 

Other Business: None. 

NOTE: All members are required to complete City of San Diego's Community Orientation 
Workshop. The requirement can be met at an in-person workshop hosted by the City May 18, or 
by online participation. Completion of the workshop is a requirement to being indemnified by 
the City for acts arising in the scope of services for MRNPC. 

http://www.sandiego.gov/planning/community/resources/cow/ecow.shtmI 
is 
the http to get you to the electronic version. 

Adjournment: at 10:25 p.m. 
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MIRAMAR RANCH NORTH PLANNING COMMITTEE 
MEETING MINUTES 

Tuesday, February 5, 2013 
Scripps Ranch Information Center 

Meeting Called to Order at 7:04 p.m., Quorum Established 7:07 p.m. 

ATTACHMENT 18 

Members Present: (9 total) Dustin Steiner (Chair), Michelle Abella-Shon (Vice Chair), Chris Todd 
(Secretary), Lorayne Burley, Fred Dudek, Michelle Defelippi, Ralph Merg, Chuck Mitchell, Russell 
Shon. 
Guests: Hugo Cannona (on behalf of Congressman Scott Peters), Councilmember Mark Kersey, 
Janay Kruger, Karen Ruggles, Justin Schlaefli, Andy Stevenson, Colton Sudbeny. In addition, 
approximately 60 community members were in attendance. 
Introductions: Committee members introduced themselves. 
Public Comment (Non-Agenda items): None. 
Modifications to the Agenda: None. 

Communications: 
1. City Council District 5: District 5 Councilmember Mark Kersey reported concel11ing his recent 
swearing-in as District 5 Councilmember following the 2012 election. MRNPC gave a warm welcome 
to Councilmember Kersey, and commended him for maintaining Tiffany Vinson as the Scripps-area 
community liaison. Councilmember Kersey then addressed the three main priorities for his 
administration: 1.) Infrastructure improvements; 2.) Economic Development; and 3.) Public Safety 
improvements. The Councilmember is chair of the City Council's Infi.·astructure Committee and will 
be soliciting community feedback to prioritize infi.·astructure needs as the committee develops a 5-year 
plan. He also highlighted the City's desire to pariner with local businesses, and to make more police 
and diligent fire safety top priOlities. 
2. City of San Diego Planning Department: None. 
3. CalTrans: None. 
4. State/Federal: State: None. Federal: Hugo Cannona, our area's liaison £i'om Califol11ia District 
52 House Representative Scott Peters' office (newly set up at 4350 Executive Drive, Suite 105, 92121, 
858.405.5550) was present and reported Rep. Peters' sponsorship of the "no budget, no pay" bill, 
which is likely to pass soon. Mr. Cannona reminded the committee that he is available to facilitate 
future needs and interests. 
5. Scripps Ranch Planning Group & Scripps Ranch Civic Association: None. SRCA President 
Bob lIko sent his regrets for not being able to attend the important town forum on the Watermark 
project. 
6. Community Planning Committee (CPC): None. 

Presentations / Discussion / Action Items: (P / D / A): 

1. Miramar Ranch North Maintenance Assessment District (MAD) Report. Report attached. 

2. Watermark Development / MedImpact Town Hall Meeting. Colton Sudbeny, Janay 
Kruger, Karen Ruggles, Justin Schlaefli and Andy Stevenson were in attendance on behalf of 
Sudbeny Properties, and facilitated a town hall forum conccl11ing thc planned retail 
development adjacent to the Medlmpact building at the southeast comer of the 
I-15/Scripps Poway Parkway exit. Sudberry Properties providcd a written submission 
generally outlining the project and SudberTY's efforts to engage the community in planning 
(see attachment). In summary, Sudbeny will require a zoning change and vatious use permits 
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to facilitate a new development concept for the site. Rather than the originally planned, seven 
office buildings, totaling 685,000 square feet, Sudberry is now proposing a mixed-use (non
residential) town square environment with an outdoor 1 + acre gathering space, a gourmet 
market, upscale restaurants, upscale movie theatre, other retail outlets, office suites, business 
hotel, stylish architecture, an upgraded bicycle path, and traffic mitigation plans. An earlier 
request to amend the Community Plan to allow this development received suppOli, so long as 
there would be no significant traffic impacts. The Environmental Impact RepOli (EIR) for the 
development was apparently finalized and released for review late in the day February 5,2013. 
The ErR and other informational materials will be made available for review by MRNPC 
members and any other interested members of the public. The floor was opened for questions, 
answers, and discussion. With dozens of community members weighing in, the discussion 
lasted approximately two hours. 

Discussion Topics 

* Will there be bus service? lfso, what routes? Because of the generally suburban nature of 
the surrounding community, there are no special plans for bus service. It is possible there 
could be a far right bus stop at the Scripps Poway Parkway/Scripps Highland intersection. 
Future routes and frequency of bus service are at the discretion ofMTS, and Sudberry will 
accommodate them as needed. 

* What improvements will be made to the bike lanes on Scripps Poway Parkway alld running 
parallel to I-iS? Sudberry is evaluating in-pavement flashers for the NOlih-South bike lane 
parallel to I-IS crossing Scripps Poway Parkway to provide greater visibility to the existing 
crossing in that very busy area. For Eastbound Scripps Poway Parkway, the fi'ontage will be 
widened with construction of retaining wall, with the increased frontage, Sudbeny will build a 
10'-I2'-wide multi-modal path behind a 6' planted traffic break. 

* What improvements, if ally, will be made to the N-S bike lane right of way adjacellt to I-IS, 
south of Scripps Poway Parkway? Recent CalTrans mitigation has left a dark area near the 
Erma Road residences at the South end ofthis path. With increased public interest at the 
development, some community members hope Sudbeny will take measures to mitigate 
vandalism, trash, graffiti, loitering, and darkness in this corridor, particularly with a large 
parking structure proposed adjacent to the corridor. While Sudbeny will staff the project with 
24-hour security, thereby creating a greater overall security presence than cunently exists, 
nonetheless SudbelTY has no jurisdiction over the corridor, and has not specific plans to 
mitigate at this time. However, since Sudbeny will be in the immediate vicinity with heavy 
equipment, residents are hopeful that the bikeway corridor can be made more aesthetically 
pleasing, less of an eyesore, and less of an attractive nuisance to vandals or the homeless. 

* TVhat data exists to make a case for more hotel rooms and more office space? Medimpact 
is still planning to need and to use more office space than is available to them in the one 
already developed office building. Executive office suites are also planned for the Watelmark. 
Smaller office use demand is lower than normal now. Hotel room demand along the 1-15 
corridor is lower than nOlmal now. If the demand for a Hyatt Place-style hotel does not exist 
at the time of construction, there is a possibility that none will be built. Sudberry cautioned 
that the actual footprint for the planned development will likely change once there are solid 
commitments fi'om tenants in place. Substantial confom1ance review will not occur until those 
tenants and the actual uses are known. 
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* What is the target for retail use? Approximately 350,000 square feet is planned for retail 
use. Whereas Carlsbad's Forum shopping center has 55 tenants, Watermark is projected to 
have anywhere from 50 to 80. 

* What type of gourmet market is envisioned? The market would be smaller than the existing 
Vons on Scripps Poway Parkway, and would not be a Vons/Ralphs/ Albertsoris-type market. A 
resident commented that the proposed market should be totally different from any that 
currently exist in the general vicinity. The market would have its own parking immediately 
adjacent to the front. Carts and transfer of groceries would be done close by. This parking 
would be restricted to market users. Other retail would be served by adjoining parking 
structures. 

* What are the plans for parking? Parking is presently planned to be over-built in contrast 
with the expected average daily trips. A "right-in, right-out" access point will be available 
between the 1-15 off ramps and Scripps Highland, in the portion of Scripps Poway Parkway 
designated for widening. The "right-in, right-out" will lead directly down a long, no-parking 
through road to a six-StOlY parking garage. Valet parking is likely to be available near the 
entrance to the parking garage, but the majority of users will self-park. The long through road 
is designed to mitigate, ifnot completely prevent, traffic backups on Scripps Poway Parkway. 
Additional parking space is expected in both the hotel garage, and in the unused Medlmpact 
parking, particularly on nights and weekends. There will be no street parking allowed within 
the propelty. Community members are concerned that the Scripps Highland development, 
uphill about 400 yards and 175 feet up from the proposed development, will wind up having to 
absorb overflow parking. Sudberry believes this is highly unlikely. 

* What is the plan for the movie theater and other retail/restaurants? There are no specific 
tenant commitments at this point. The movie theater is projected to be Cinepolis-like, at about 
half the square footage of the Edwards Cinemas on Mira Mesa Boulevard and I-IS. In 
addition, it will have only approximately1l3 of the seats which Edwards has, and have a higher 
level of food and bar service. Accordingly, the idea is to provide a more upscale movie 
viewing experience with smaller audience size and smaller crowds overall. Under the movie 
theater, there may be a smaller "Lucky Strike" style bowling alley. Hopes for retail tenants 
include businesses like Apple, Anthropologie and lululcmon. Restaurants will include locally 
owned and chain, with hopes for the chain-style to be on the order of PF Changs or Cheesecake 
Factory. There will not necessarily be a mandated closing time for the businesses. In 
particular, the theater would be expected to be open past midnight, and it is conceivable the 
restaurants would stay open longer as well. 

* What is the plan for traffic mitigation? Overall, projected traffic is three times what would 
have been anticipated if the original office buildings had been developed. However, AM peak 
traffic volume is anticipated to be exactly the same. Whereas PM peak volume and weekend 
volume is going to be greater (leading to the overall increase), Sudberry is committing "a 
couple million dollars" to mitigation. First, Scripps Poway Parkway will be widened. Existing 
trees which can be salvaged will be replanted. Those which can't be salvaged will be replaced 
with like kind and quality. Widening will allow additional lanes. "Right-in, light-but" from 
Scripps Poway Parkway, along with the long through road, should help prevent backups out to 
Scripps Poway Parkway. Two left turn lanes out of Watermark to Scripps Highland will help 
prevent backups in the Watermark project itself. Three left turn lanes from Northbound 
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Sclipps Highland to Westbound Scripps Poway Parkway are designed to give easier access to 
North or South 1-15. To leave Watermark and get back on the freeway, the motorist will have 
to exit from Sclipps Highland. There is no U-turn allowable at the intersection of Eastbound 
Scripps Poway Parkway and Sclipps Highland. Sudbeny has committed to helping improve 
the interchange for all directions of entrance and exit to 1-15 from Scripps Poway Parkway. 
Timing adjustments to the on-ramp signals will continue to be made. 

Sclipps Highland residents are concerned that many Watermark visitors and Medlmpact 
employees will use up- and-over-the-hill as the route to Sclipps Ranch Boulevard down to 
Mira Mesa Boulevard, rather than use the Scripps Highland lanes to Scripps Poway Parkway. 
These residents are also concerned that their neighborhood will be adversely affected by 
potential spread of clime from loiterers in the Watennark spreading up and out towards their 
homes. Alternate views are presented that "mall climinals" will commit their crimes in the 
mall, not in the neighboling properties. Concern also exists that traffic going up-and-over will 
be too fast for safety. Residents may want to encourage Sudbeny to include V-calms or humps 
in the vicinity to discourage fast drivers. 

There is also concern that Westbound Scripps Poway Parkway will get backed up doubly by, 
on the one hand, cars heading to 1-15, and on the other hand, cars heading to Watermark, where 
they will have to tum left into the project at Scripps Highland. As this area already sees 
significant back-up from the freeway entrance traffic alone, there is a concern it will become 
even worse. Sudbeny hopes that improved stliping in the underpass, along with signal light 
improvements, will allow a smoother flow onto and off of the freeway. Sudberry is 
committing to do the traffic mitigation improvements first, even before the project has been 
completed, and therefore even before there is any increase in traffic. One resident expressed 
concern over whether CalTrans had studied the effect of a light tum dliveway into the 
Watermark project with only a 600 foot distance from the 1-15 off-ramp to the driveway. 

* What would the expected volume of project users have been if the seven office buildings 
were built? The rule of thumb for Class "A" office space has always been about 4 bodies per 
1,000 square feet. However, with recent, more open office arrangements, densities in cunent 
times have been even greater than that. Regardless, assuming 4 employees per 1,000 square 
feet, the planned 685,000 square foot office buildings would have produced approximately 
2,740 additional users of the property. 

* Will the project obtain LEED certification, reflecting envirollmentally sensitive 
construction practices? SudberTY does not like the LEED concept because you have to pay 
extra to get the certificate. However, Sudbeny is very concerned about sustainability. Since 
Cal Green is now pari of the Title 24 Code, it will certainly be made part of the Watelmark 
construction process. 

* Will the project cause all increase ill pedestrian traffic ill Scripps Highlands, as has 
occurred since completion of Medlmpact? One resident notes, "We have experienced more 
traffic since the opening of the Medlmpact building. We also have employees walking around 
our neighborhood, smoking, and wandering up Trailcrest and into the housing areas duling 
their breaks. While Watennark may seem like a wonderful 0pPOliunity to create jobs, in my 
opinion, it is an opening for more traffic and people to start roaming our neighborhood. We 
are also part of the neighborhood watch and thefts are more rampant in recent months, 
especially since the holidays. I wholeheariedly oppose this project on the basis of what I am 
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reading in the newsletter. While there may be space for these facilities, our house is on the 
edge of these areas which will have to accept the overflow of traffic going in and out of our 
neighborhood. With a movie theater and bowling alley, the traffic is not just at "rush hour" but 
throughout the evening and night as well." 

3. Approval of December 2012 Minutes. Motion by Michelle Defelippi, Second by Chuck 
Mitchell to approve the minutes without modification. Motion carried 8-0-1. 

Committee Reports: 
1. Chair's Report: None. 
2. MADILMD: See written report. 
3. New Projects & Transportation: None. 
4. Spring Canyon Road: None. 
5. Facilities & Financing: None. 
6. Schools: None. 
7. YMCA, Open Space, Parks & Recreation: None. 

Other Business: 
None. 

Adjournment: at 9:31 p.m. 

{MRNPC February Minutes 2013.doGx} 5 



Ownership Disclosure 

The Watermark 

Project No. 180357 
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Scripps-Highland Partners, a Delaware Limited Liability Corporation 

Medlmpact Healthcare Systems Inc. 

-Fred Howe, Manager 
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