DATE ISSUED: June 4, 2026 REPORT NO. PC-26-014
HEARING DATE: June 18, 2026

SUBJECT: 2499 Qualcomm Amendment, Process Four Decision

PROJECT NUMBER: PRJ-1137033

OWNER/APPLICANT:  Quarry Falls, LLC/Vulcan Materials Company

SUMMARY

Issue: Should the Planning Commission approve an amendment extending the permit expiration
date to a Conditional Use Permit at 2499 Qualcomm Way within the Mission Valley Community Plan
area?

Proposed Actions:

1. Approve Conditional Use Permit (CUP) No. PMT-3357627, an amendment to
Conditional Use Permit No. 183194.

Fiscal Considerations: No fiscal impact. All costs associated with the processing of the application are
recovered through a fee paid by the applicant.

Community Planning Group Recommendation: On November 5, 2025, the Mission Valley
Community Planning Group voted 12-0-2 to recommend approval of the project with no conditions
(Attachment 9).

Environmental Impact: A California Environmental Quality Act (CEQA) Section 15162 consistency
evaluation was conducted against the previously adopted Environmental Impact Report No.
49068/SCH 2005081018, certified by the City Council on October 21, 2008, Resolution No. R-304292.
The evaluation concluded that no additional environmental document is required. This activity is
within the scope of the project approved earlier, and the previous EIR adequately describes the
activity for the purposes of CEQA. A Mitigation, Monitoring, and Reporting Program was prepared
for Environmental Impact Report No. 49068 and will be implemented consistent with the previous
environmental document. Based on the CEQA Section 15162 consistency analysis, the project would
not require any additional environmental review.



https://aca-prod.accela.com/SANDIEGO/Cap/CapDetail.aspx?Module=DSD&TabName=DSD&capID1=REC25&capID2=00000&capID3=01E7Z&agencyCode=SANDIEGO&IsToShowInspection=
https://www.google.com/maps/place/2499+Qualcomm+Way,+San+Diego,+CA+92103/@32.7786635,-117.1406079,1283m/data=!3m1!1e3!4m6!3m5!1s0x80d9551250943c95:0x612379119b94e5d7!8m2!3d32.7791838!4d-117.1404922!16s%2Fg%2F11gyyvqm0n?entry=ttu
https://www.sandiego.gov/planning/community-plans/mission-valley

BACKGROUND

Location: The project is located at 2499 Qualcomm Way within the Quarry Falls Specific Plan (QFSP)

project area, which is situated on 10 parcels comprising approximately 209 acres within the Mission
Valley Community Plan area bounded by |-805 to the east, Friars Road to the south, Mission Center
Road to the west, and the Serra Mesa Community Plan boundary to the north (Attachment 1).

Zoning: The project site is located in the Employment Mixed-Use (EMX-1) Zone of the Quarry Falls
Specific Plan, Airport Land Use Compatibility Overlay Zone (Montgomery Field), Transit Priority Area,
High Paleontological Sensitivity Area, Very High Fire Hazard Severity Zone, and within the Mission
Valley Community Plan.

Existing Use: The existing use is a ready-mix concrete facility (classified as an asphalt/concrete plant
per QFSP or extractive/mining facility), previously approved under a CUP (part of the QFSP). The
Quarry District allows for the asphalt and concrete plant as interim use within the district, and the
existing CUP is now expired.

San Diego Municipal Code (SDMC) section 126.0114(d) states that an amendment to an existing
development permit will not affect the original expiration date of the permit, unless a change is
specifically requested. In such cases, the application must be deemed complete prior to the
development permit expiration date, and the development permit will automatically be extended
until a decision on the amendment request is final and all available administrative appeals of the
project decision have been exhausted. An application for an amendment to CUP No. 183194 was
created on May 22, 2025, and deemed complete May 23, 2025. The applications deemed complete
date was prior to the existing CUP expiration on June 3, 2025.

Adjacent Uses: The project site is surrounded by urban development, including single and multi-unit
housing of varying densities, commercial retail uses, a hotel, and office uses of varying intensities.
The project's eastern boundary is adjacent to 1-805, which forms a barrier to development to the
east. Development south of the project includes high-intensity office, retail, and residential densities
ranging from 20 to 90 units per acre. This area to the south was developed as a transit-oriented
design (TOD) project due to the adjacency of the Rio Vista light rail station. Neighborhood-serving
retail uses, and office and industrial development is located to the west.

DISCUSSION

Project Description:

The project site is regulated by Conditional Use Permit (CUP) No. 183194 and is located within the
Employment Mixed-Use (EMX-1) Zone of the Mission Valley Community Plan. The proposed
amendment applies solely to the approximately 11-acre asphalt and concrete plant situated in the
southeastern portion of the property.



The site has historically supported resource extraction activities, including the mining and
processing of sand and gravel, and has been in continuous operation for more than 60 years. A CUP
was originally issued by the City of San Diego in 1962 and subsequently amended by the City Council
in 2008.

This application requests an amendment to CUP No. 183194, which expired on June 3, 2025, to allow
for the continuation of the existing use. Specifically, the applicant is seeking approval to extend the
permit for an additional three-year period, with a proposed new expiration date of June 3, 2028. No
new development or expansion of the existing use is proposed as part of this request.

The requested extension is intended to allow the applicant additional time to complete the
remaining mining and processing operations on the site. The applicant has indicated that the
operation is approaching its end of life and has initiated coordination with the City’'s Development
Services Department (DSD) to determine the necessary steps and requirements for site closure. The
additional time would facilitate an orderly wind-down of operations and ensure compliance with
applicable closure and reclamation requirements.

The amendment would maintain all previously approved operational parameters and conditions of
approval associated with CUP No. 183194, The project is limited to the continuation of the existing
asphalt and concrete plant operations under the same regulatory framework for the proposed
extension period.

Permit Required

. A Process 4 Conditional Use Permit is required for an amendment to the existing
CUP pursuant to SDMC Section 126.0114(c).

Community Plan Analysis

The site is designated Mixed-Use Medium in the Mission Valley Community Plan, and is designated
Multiple Use in the Quarry Falls Specific Plan. Within the Quarry Falls Specific Plan, the site is
identified to be used for asphalt and concrete plants as an interim use under a Conditional Use
Permit. The Quarry Falls Specific Plan does not indicate a sunset provision for interim use. As such,
the application is consistent with the adopted plans that regulate the site.

Conclusion

City staff has reviewed the proposed project and all issues identified through the review process
have been resolved in conformance with adopted City Council policies, the Mission Valley
Community Plan, the Quarry Falls Specific Plan and regulations in the Land Development Code. Staff
has provided draft findings (Attachment 4) to support the proposed development and draft
conditions (Attachment 3) of approval. Staff recommends the Planning Commission approve the



project as presented and conditioned.
ALTERNATIVES

1. Approve Conditional Use Permit PMT-3357627, an amendment to Conditional Use Permit
No. 183194, with modifications.

2. Deny Conditional Use Permit PMT-3357627, an amendment to Conditional Use Permit No.
183194, if the findings required to approve the project cannot be affirmed.

Respectfully submitted,

Michael Prinz Andrew Murillo

Assistant Deputy Director Development Project Manager
Development Services Department Development Services Department
Attachments:

1. Project Location

2. Quarry Falls Specific Plan Land Use Map

3. Draft Permit with Conditions

4, Draft Permit Resolution with Findings

5. Environmental Memorandum/Section 15162 Evaluation

6. Ownership Disclosure Statement

7. Existing Conditional Use Permit No. 183194

8. Site Development Plans

9. Community Planning Group Recommendation
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ATTACHMENT 3

RECORDING REQUESTED BY
CITY OF SAN DIEGO
DEVELOPMENT SERVICES
PERMIT INTAKE, MAIL STATION
501

WHEN RECORDED MAIL TO
PROJECT MANAGEMENT
PERMIT CLERK
MAIL STATION 501

INTERNAL ORDER NUMBER: 24010239 SPACE ABOVE THIS LINE FOR RECORDER'S USE

CONDITIONAL USE PERMIT PMT-3357627
2499 QUALCOMM WAY - PROJECT NO. PRJ-1137033
AMENDMENT TO CONDITIONAL USE PERMIT NO. 183194
PLANNING COMMISSION

This Conditional Use Permit PMT3357627 (Permit), an amendment to Conditional Use Permit No.
183194, is granted by the Planning Commission of the City of San Diego to Quarry Falls, LLC, a
California limited liability company, Owner, and Vulcan Materials Company, Permittee, pursuant to
San Diego Municipal Code [SDMC] section 126.0305. The 11-acre site is located within the larger 209-
acre site, which is located at 2499 Qualcomm Way in the Employment Mixed-Use (EMX-1) Zone of
the Quarry Falls Specific Plan, Airport Land Use Compatibility Overlay Zone (Montgomery Field),
Transit Priority Area, High Paleontological Sensitivity Area, Very High Fire Hazard Severity Zone, and
within the Mission Valley Community Plan. The project site is legally described as being a portion of
Pueblo Lots 1109, 1173, 1174, 1182, 1183, 1184 and 1186 of the Pueblo Lands of San Diego, in the
City of San Diego, County of San Diego, State of California according to the map thereof made by
James Pascoe in 1870, a copy of which said map was filed in the office of the County Recorder of San
Diego County on November 14, 1921 and is known as Miscellaneous Map No. 36.

Subject to the terms and conditions set forth in this Permit, permission is granted to Owner/
Permittee to operate a sand and gravel extraction facility, concrete batch plants, and asphaltic
concrete batch plants, described and identified by size, dimension, quantity, type, and location on
the approved exhibits [Exhibit "A"] dated June 18, 2026, on file in the Development Services
Department. The project shall include:

a. Conditional Use Permit No. 183194, PTS No. 49068 shall remain in force and effect except
where amended by this permit;

b. This amendment only allows the change to the expiration date of the previously approved
CUP permit.

STANDARD REQUIREMENTS:

1. Conditional Use Permit No. 183194 shall remain in force and effect except where amended by
this permit.
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2. This Conditional Use Permit [CUP] and corresponding use of this site shall expire on June 3,
2028. Upon expiration of this Permit, the facilities and improvements described herein shall be
removed from this site, and the property shall be restored to its original condition in accordance
with the reclamation plan consistent with Vesting Tentative Map 183196.

3. 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 Owner/Permittee signs and returns the Permit to the Development Services
Department; and

b.  The Permitis recorded in the Office of the San Diego County Recorder.

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

5. This Permit is a covenant running with the subject property, and all of the requirements and
conditions of this Permit and related documents shall be binding upon the Owner/Permittee 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 Permit by the City of San Diego does not authorize the Owner/Permittee for
this Permit 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/Permittee 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 determined
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 Permit.

Page 2 of 6



If any condition of this Permit, on a legal challenge 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 Owner/Permittee 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.

11.  The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers,
and employees from any and all claims, actions, proceedings, damages, judgments, or costs,
including attorney’s fees, against the City or its agents, officers, or employees, relating to the
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge,
or annul this development approval and any environmental document or decision. The City will
promptly notify Owner/Permittee of any claim, action, or proceeding, and if the City should fail to
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend,
indemnify, and hold harmless the City or its agents, officers, and employees. The City may elect to
conduct its own defense, participate in its own defense, or obtain independent legal counsel in
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee
shall pay all of the costs related thereto, including, without limitation, reasonable attorney's fees and
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation
issues, the City shall have the authority to control the litigation and make litigation-related decisions,
including, but not limited to, settlement or other disposition of the matter. However, the
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is
approved by the Owner/Permittee.

ENVIRONMENTAL/MITIGATION REQUIREMENTS:

12.  Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRP] and
outlined in the Environmental Impact Report No. 49068 SCH No. 2005081018 shall apply to this
Permit. These MMRP conditions are hereby incorporated into this Permit by reference.

13. The mitigation measures specified in the MMRP and outlined in Environmental Impact Report
No. 49068 shall be noted on the construction plans and specifications under the heading
ENVIRONMENTAL MITIGATION REQUIREMENTS.

14. The Owner/Permittee shall comply with the MMRP as specified in Environmental Impact
Report No. 49068/SCH No. 2005081018 to the satisfaction of the 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:

Land Use

Transportation/Traffic Circulation/Parking
Air Quality
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Noise

Biological Resources
Health and Safety
Historical Resources
Paleontological Resources
Public Utilities

PLANNING/DESIGN REQUIREMENTS:

15.  The automobile, motorcycle, and bicycle parking spaces must be constructed in accordance
with the requirements of the SDMC. 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 authorized by the appropriate City
decision maker in accordance with the SDMC.

ENGINEERING REQUIREMENTS:

16.  The Owner/Permittee shall conform to all CUP Mining requirements in accordance with
Chapter 14, Article 1, Division 10 (Mining and Extractive Industries Regulations) of the SDMC in a
manner satisfactory to the City Engineer.

17.  Prior to the commencement of the Reclamation Plan, the Owner/Permittee shall obtain a
bonded grading permit for the grading proposed for this project in accordance with the provisions
set forth in Section 141.1006 of the SDMC. All grading shall comply with the requirements of the City
of San Diego Municipal Code, to the satisfaction of the City Engineer.

18.  All activities performed as part of the mining operations and the Reclamation Plan shall
comply with all storm water construction requirements of the State Industrial General Permit, Order
No. 2014-0057-DWQ, or subsequent order, and the Municipal Storm Water Permit, Order No. R9-
2013-0001, or subsequent order. In accordance with Order No. 2014-0057-DWQ, or subsequent
order, a Storm Water Pollution Prevention Plan (SWPPP) shall be implemented concurrently with the
commencement of grading activities.

19.  Prior to the issuance of any construction permits, the Owner/Permittee shall provide evidence
of coverage under the Industrial General Permit National Pollutant Discharge Elimination System, in
the form of a Notice of Intent (NOI) filed with the State Water Resources Control Board.

20. The Owner/Permittee shall maintain and submit to the City a valid Waste Discharge ID
number (WDID#) as proof of enroliment under the Construction General Permit. If ownership of the
entire site or any portion of the site changes prior to the filing of the Notice of Termination (NOT), a
revised NOI shall be submitted electronically to the State Water Resources Board in accordance with
Section II.C of Order No. 2022-0057-DWQ, and a copy shall also be submitted to the City.
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INFORMATION ONLY:

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

¢ Any party 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 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 Planning Commission of the City of San Diego on June 18, 2026, by Resolution No.
PC-26-014.
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Conditional Use Permit PMT-3357627
Date of Approval: June 18, 2026

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT

Andrew Murillo
Development Project Manager

NOTE: Notary acknowledgment
must be attached per Civil Code
section 1189 et seq.

The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder.

Quarry Falls, LLC
Owner/Permittee

By

NAME
TITLE

Vulcan Materials Company
Owner/Permittee

By

Kevin Torell
Permitting Manager

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1189 et seq.
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ATTACHMENT 4

PLANNING COMMISSION RESOLUTION NO. PC-26-014
CONDITIONAL USE PERMIT NO. PMT-3357627
AMENDMENT TO CONDITIONAL USE PERMIT NO. 183194
2499 QUALCOMM - PROJECT NO. PRJ-1137033

WHEREAS, Quarry Falls, LLC, a California limited liability company, Owner, and Vulcan Materials
Company, Permittee, filed a timely application with the City of San Diego for a permit to amend
Conditional Use Permit No. 183194, (as described in and by reference to the approved Exhibits "A"
and corresponding conditions of approval for the associated Permit No. 183194) on an 11-acre
portion of the larger 209-acre site;

WHEREAS, the project site is located at 2499 Qualcomm Way in the Employment Mixed-Use
(EMX-1) Zone of the Quarry Falls Specific Plan, Airport Land Use Compatibility Overlay Zone
(Montgomery Field), Transit Priority Area, High Paleontological Sensitivity Area, Very High Fire Hazard
Severity Zone, and within the Mission Valley Community Plan;

WHEREAS, the project site is legally described as being a portion of Pueblo Lots 1109, 1173,
1174,1182, 1183, 1184 and 1186 of the Pueblo Lands of San Diego, in the City of San Diego, County
of San Diego, State of California according to the map thereof made by James Pascoe in 1870, a copy
of which said map was filed in the office of the County Recorder of San Diego County on November
14,1921, and is known as Miscellaneous Map No. 36;

WHEREAS, on June 18, 2026, the Planning Commission of the City of San Diego considered
Conditional Use Permit PMT-3357627 pursuant to the Land Development Code of the City of San
Diego;

BE IT RESOLVED by the Planning Commission of the City of San Diego, that it adopts the
following findings with respect to Conditional Use Permit No. PMT- 3357627, an amendment to

Conditional Use Permit No. 183194
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A.

1.

Conditional Use Permit SDMC Section 126.0305

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

The site is within the Quarry District of the Quarry Falls Specific Plan (QFSP). Within
the Quarry Falls Specific Plan, the site is identified as Mixed-Use Medium (MD) with a
land use designation of Multiple Use within the Quarry District of the QFSP and is
governed by Conditional Use Permit (CUP) No. 183194. It is zoned EMX-1, which
allows for a mix of light industrial, office, and commercial uses. The existing use is a
ready-mix concrete facility (classified as an asphalt/concrete plant per QFSP or
extractive/mining facility), previously approved under a Conditional Use Permit (part
of the Quarry Falls Specific Plan). The Mission Valley Community Plan (MVCP)
identifies the site as Mixed Use-Medium, which allows for a variety of resident and
employee-serving commercial uses.

The proposed amendment is to continue the use of approximately 11 acres of the
southeast corner of the original development as a ready-mix concrete site. There
was historical mining on the 209-acre site (surrounding the current Civita Park Area)
since the 1960s. In 2008, Conditional Use Permit No. 183194 was issued that allowed
for a sand and gravel extraction facility, concrete batch plants, and asphaltic concrete
batch plants. Approximately 15-20 years ago, the aggregate extraction area was
reclaimed, and most of the site transitioned into urban development. In 2011, the
existing concrete plant was established in its current location.

According to the land use element of the Quarry District within the QFSP, as an
interim use in this district, asphalt and concrete plants will operate under a
Conditional Use Permit (CUP No. 183194). The proposed project is to extend the
expiration date of CUP No. 183194 for an additional three years to June 3, 2028. The
proposed amendment to extend the expiration date of the CUP for the batch plant
operations will ensure the last mining and related activities are phased out in an
orderly manner to allow for the implementation of a multiple development use
consistent with the QFSP. An application for an amendment to CUP No. 183194 was
created on May 22, 2025, prior to the CUP's expiration on June 3, 2025.

The scope of the project will not affect the location of the batch plant or the day-to-
day activities of the concrete operation. Therefore, the proposed project will not
adversely affect the MVCP.

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

The proposed project is to extend the expiration date (for three years) of the existing
CUP No. 183194. The scope of the project will not affect the location of the batch
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plant, or the day-to-day activities of the ready-mix concrete operation and no
development or construction is proposed.

The sand and gravel extraction and processing facility has been in operation for over
50 years and has implemented measures to ensure compatibility with the
surrounding development in the area such as complying with all Air Pollution Control
District (APCD) rules and regulations. The existing daily truck count is 225. This will
not increase under the pending application. Any new development that occurs near
or adjacent to the mining operation and has been conditioned to be sufficiently
buffered to meet existing noise and air quality standards.

The batch plant operations in the southeast corner of the site, minimizes onsite
noise by excavating and lowering the pad, using the material to create an earthen
berm to surround the parcel. The site perimeter is screened by a special landscape
buffer that includes the elevated berm and large shade and evergreen trees.

The amendment is to continue the existing use and conditions as outlined in the
existing permit for an additional three years, with a proposed expiration date of June
3, 2028. The existing CUP conditions remain in full effect and comply with addressing
noise, air quality, visual impact, water quality, and operations to maximize
compatibility with surrounding land uses. Water quality is maintained by the
implemented and approved Storm Water Pollution Prevention Plan (SWPPP) that
addresses short-term water pollution impacts related to sediment discharges,
including the inspection and maintenance of catch basins, repair and replacement of
erosion control devices, and street sweeping adjacent to the site.

The ability to maintain this locally sourced concrete for surrounding development
projects will prevent traffic congestion, air emissions, and severe impacts on the
regional roadway system by being forced to import needed concrete from distant
sources. Therefore, the proposed development will not be detrimental to the public
health, safety, and welfare.

The proposed development will comply to the maximum extent feasible with
the regulations Development Code.

The sand and gravel extraction and processing facility has been in operation for over
50 years. The amended CUP retains all conditions established by the existing CUP
No. 183194 approved by City Council in 2008. The operations of the established
business comply with all development regulations, standard policies and guidelines
and State Law and no deviations are proposed.

The Land Development Code (LDC) and Surface Mining and Reclamation Act (SMARA)
provide guidance for the requirements of the Conditional Use Permit and
reclamation plan. The existing CUP conditions remain in full effect and comply
address noise, air quality, visual impact, water quality, and operations to maximize
compatibility with surrounding land uses. Water quality is maintained by the
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implemented and approved Storm Water Pollution Prevention Plan (SWPPP) that
addresses short-term water pollution impacts related to sediment discharges,
including the inspection and maintenance of catch basins, repair and replacement of
erosion control devices, and street sweeping adjacent to the site.

The project is required, through conditions of approval, to annually update a master
grading plan and performance bond based upon the existing site conditions and
proposed future operations. Revegetation of slopes is an ongoing process in
materials native to the area capable of providing deep-rooting characteristics for
added slope stability, erosion control, and compatibility with the surrounding
landscape. Drought-resistant plant species have been selected that are common in
the region, require a minimum of irrigation and care, and are suited to flourish in the
intended locations.

Therefore, the proposed development will comply to the maximum extent feasible
with the regulations of the Land Development Code, and no deviations are
proposed.

The proposed use is appropriate at the proposed location.

The sand and gravel operation and related activities are existing facilities that have
been operating for over 50 years, and these uses are identified as an allowable use
for this site in the QFSP. The proposed project is to extend the expiration date of
existing CUP No. 183194 only, and there is no expansion of the existing facilities. The
scope of the project will not affect the location of the batch plant or the day-to-day
activities of the Ready-Mix concrete operation.

The amendment is to continue the existing use and conditions as outlined in the
existing permit for an additional three years, with a proposed expiration date of June
3, 2028. The existing CUP conditions remain in full effect and comply address noise,
air quality, visual impact, water quality, and operations to maximize compatibility
with surrounding land uses. Water quality is maintained by the implemented and
approved Storm Water Pollution Prevention Plan (SWPPP) that addresses short-term
water pollution impacts related to sediment discharges, including the inspection and
maintenance of catch basins, repair and replacement of erosion control devices, and
street sweeping adjacent to the site.

The location of the facility is central to the city and served by Friars Road to the
south, Interstate 805 to the east, and State Route163 to the west to allow access to
project sites in the region. Due to the limited future capacity of Portland cement
concrete processing facilities to provide materials over the next 10 to 20 years,
continued operation of the facility is critical to the construction needs of the city and
the region. The proposed amendment to extend the expiration date of the CUP of
the batch plant operations will ensure the last mining and related activities are
phased out in an orderly manner to allow for the implementation of a multiple
development use consistent with the QFSP. Therefore, the proposed use is
appropriate at the proposed location.
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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 Planning
Commission, Conditional Use Permit No. PMT-3357627, an amendment to Conditional Use Permit
No. 183194, is hereby GRANTED by the Planning Commission to the referenced Owner/Permittee, in
the form, exhibits, terms, and conditions as set forth in Permit No. PMT-3357627, and an
amendment to Conditional Use Permit No. 183194, a copy of which is attached hereto and made a

part hereof.

Andrew Murillo
Development Project Manager
Development Services

Adopted on: June 18, 2026

[0#: 24010239
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ATTACHMENT 5

THE CITY OF SAN DIEGO

MEMORANDUM

DATE: March 24, 2026

TO: Environmental/Project File
Development Services Department

FROM: Courtney Holowach, Senior Planner, Development Services

SUBJECT: 2499 Qualcomm (Project No. 1137033)
California Environmental Quality Act - Section 15162 Evaluation

The Development Services Department (DSD) has completed a California Environmental Quality Act
(CEQA) Section 15162 - Subsequent Environmental Impact Reports and Negative Declarations
consistency evaluation for the proposed 2499 Qualcomm (project). See 14 C.C.R. 815162.

This evaluation was performed to determine if conditions specified in CEQA Guidelines Sections
15162 would require preparation of additional CEQA review for the proposed 2499 Qualcomm CUP
Amendment. As outlined in the evaluation, DSD has determined that the proposed amendments are
consistent with the original Quarry Falls Program Environmental Impact Report (PEIR), Project No.
49068 / SCH 2005081018 certified by the City Council on October 21, 2008, Resolution No. R-304292;
and would not result in new impacts.

BACKGROUND

The Quarry Falls PEIR determined that the project would result in significant impacts related to Land
Use (direct and cumulative), Transportation/Traffic Circulation/Parking (direct and cumulative), Visual
Effects and Neighborhood Character (direct and cumulative), Air Quality (direct), Noise (direct),
Biological Resources (direct), Health and Safety (direct), Historical Resources (direct), Paleontological
Resources (direct), and Public Utilities (direct and cumulative). Mitigation measures were identified
that would reduce all direct significant impacts to below a level of significance except for impacts
related to Land Use (traffic circulation), Transportation/Traffic Circulation/Parking, and Visual Effects
and Neighborhood Character. For Visual Effects and Neighborhood Character specifically, the PEIR
concluded that no feasible mitigation measures are available to reduce the significant change in
visual character to below a level of significance. Cumulative impacts associated with Land Use (traffic
circulation), Transportation/Traffic Circulation/Parking, Visual Effects and Neighborhood Character,
and Public Utilities (solid waste) would not be fully mitigated by the project. All other impacts
analyzed in the EIR were determined to be less than significant.
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PROJECT DESCRIPTION

The Quarry Falls Project consisted of a Community Plan Amendment (CPA), General Plan
Amendment (GPA), Rezone, Specific Plan, Master Planned Development Permit (PDP), Site
Development Permit (SDP), Vesting Tentative Map (VTM), Conditional Use Permit/Reclamation Plan,
and Amendment to the Mission Valley Public Facilities Financing Plan (PFFP) to develop an
approximately 230.5 acre site, currently the location of an on-going resource extraction operation
for the mining and processing of sand and gravel. The project included approximately 4,780
residential units; 603,000 square feet of retail space; 620,000 square feet of office/business park
uses; and 31.8 acres of public and private parks, civic uses, open space and trails, and an optional
school site. The project site is located in the Mission Valley and Serra Mess communities, bordered
on the south by Friars Road, on the north by Phyllis Place (within the Serra mesa Community Plan
area), on the east by |-805 Freeway, and on the west by Mission Center Road.

The applicant has requested a CUP Amendment for the extension of mining operation use and
related activities. The asphalt and concrete plant for which the amendment is being sought is
located within the Quarry Falls Specific Plan project area. No other changes to the permit are
requested.

CEQA 15162 CONSISTENCY EVALUATION

DSD reviewed the proposed 2499 CUP Amendment and conducted a review pursuant to CEQA
Guidelines Section 15162 to determine consistency with the previously certified PEIR (Project No.
49068 / SCH 2005081018. The following evaluation substantiates the conclusion that supports a
determination that no subsequent document is required.

The project is for the extension of mining operation use and related activities, located at 2499
Qualcomm Way. Considering the project consists of an extension of an existing use with no
expansion of such use, and would be consistent with the land use and zoning, the project would not
result in the need for any revisions to the previous EIR or substantial increase impacts related to
Land Use, Transportation/Traffic Circulation/Parking, Visual Effects and Neighborhood Character, Air
Quality, Noise, Biological Resources, Health and Safety, Historical Resources, Paleontological
Resources, and Public Utilities. There is no new information of substantial importance or significant
change in conditions that would alter the analysis within the Quarry Falls PEIR.

CONCLUSION

Overall, implementation of the proposed would not result in any significant direct, indirect or cumulative
impacts over and above those disclosed in the previously certified PEIR.

Section 15162 of the CEQA Guidelines states:
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When an EIR has been certified or a negative declaration adopted for a project, no subsequent EIR
shall be prepared for that project unless the lead agency determines, on the basis of substantial
evidence in the light of the whole record, one or more of the following:

(1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;

(2)  Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or negative declaration
due to the involvement of new significant environmental effects or a substantial increase in
the severity of previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified as
complete or the negative declaration was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in the previous EIR
or negative declaration;

(B) Significant effects previously examined will be substantially more severe than shown
in the previous EIR;

(@) Mitigation measures or alternatives previously found not to be feasible would in fact
be feasible and would substantially reduce one or more significant effects of the
project, but the project proponents decline to adopt the mitigation measure or
alternative; or

(D) Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the
mitigation measure or alternative.

Based upon a review of the current project, none of the situations described in Section 15162 of the
State CEQA Guidelines apply. No changes in circumstances have occurred, and no new information
of substantial importance has manifested, which would result in new significant or substantially
increased adverse impacts because of the project. This evaluation, therefore, supports the use of
the previously certified PEIR, under CEQA Guidelines Section 15162, in that both environmental
documents adequately covers the proposed project.

Courtney Holowach
Senior Planner

CH/ch



Page 4
Environmental/Project File
March 24, 2026

cc: Andrew Murillo, Development Project Manager, Development Services Department
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DOCUMENT NUMBER 2008-0600349
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RECORDING TIME: 255 PM
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SERVICES
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MAIL STATION 501
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MAIL STATION 2A

SPACE ABOVE THIS LINE FOR RECORDER'S USE
JOB ORDER NUMBER: 42-3334 .

CONDITIONAL USE PERMIT NO. 183194
QUARRY FALLS - PRGJECT NO. 45068 (MMRP)
AMENDMENT TO CONDITIONAL USE PERMIT NOS. 5073-PC, AND 8§2-0315
CITY COUNCIL

This Conditional Use Permit No. 183194, Amendment to Conditional Use Permit Nos. 5073-PC
and 82-0315 is granted by the City Council of the City of San Diego to Quarry Falls, LLC a
California Limited Liability Company, Owner/Vulcan Materials Company — Western Division,
Permittee, pursuant to San Diego Municipal Code [SDMC] section 126.0305 et seq. The 209-
acre site is located on the north side of Friars Road between I-805 and Mission Center Road, in
the proposed OP-2-1, RM-1-1, RM-2-4, RM-3-7, RM-3-8, RM-3-9, RM-4-10, CC-3-5, and IL-3-
1 zones within the Mission Valley Community Plan area. The project site is legally described as
being a portion of Pueblo Lots 1109, 1173, 1174, 1182, 1183, 1184 and 1186 of the Pueblo
Lands of San Diego, in the City of San Diego, County of San Diego, State of California
according to the map thereof made by James Pascoe in 1870, a copy of which said map was filed
in the office of the County Recorder of San Diego County on November 14, 1921 and is known
as Miscellaneous Map No. 36.

Subject to the terms and conditions set forth in this Permit, permission is granted to Owner and
Permittee to operate a sand and gravel extraction facility, concrete batch plants and asphaltic
concrete batch plants, described and identified by size, dimension, quantity, type, and location on .
the approved exhibits [Exhibit "A"] dated_ JCT 9 1 2008 ., on file in the Development Services
Department.
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This Conditional Use Permit [CUP] and corresponding use of this site shall expire on
June 30, 2022. Upon expiration of this Permit, the facilities and all improvements, buildings, and
appurtenances associated with the mining operation and related activities shall be removed and



the site reclaimed or grading completed in accordance with Vesting Tentative Map 183196 or a
subsequently approved final map or grading permit.






14.  With the exception of parcels 43, 44, 45, 46 and/or 47, upon issuance of a grading permit
other than the master grading permit for mining operations or upon recordation of a Final Map
for individual parcels, Conditional Use Permit No.183194 shall be extinguished as to those
individual parcels and no longer be in force.

15. Existing Concrete Batch Plant and Asphalt Hot Plant operations shall cease within ninety
days of commencement of operations of the Plants located on parcels 43, 44, 45, 46 and/or 47; or
no later than December 31, 2011; or no later than two years after the issuance of the first

residential building permit.

16. Recordation of final maps on parcels 43, 44, 45, 46 and/or 47 shall be allowed prior to the
expiration date of Conditional Use Permit No.183194.

17. The issuance of a grading permit, except for the master grading permit for mining

operations, for any portion of the site covered by the reclamation plan shall be deemed to satisfy
the completion and close-out of reclamation requirements on that portion of the site.

ENVIRONMENTAL/MITIGATION REQUIREMENTS:

-

18. 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

19. The mitigation measures specified in the MMRP, and outlined in Environmental Impact
Report No. 49068 shall be noted on the construction plans and specifications under the heading
ENVIRONMENTAL/MITIGATION REQUIREMENTS.

20. The Owner/Permittee shall comply with the MMRP as specified in Environmental Impact
Report No. 49068, satisfactory to the City Manager and the City Engineer. All mitigation
measures associated with mining operations as specifically outlined in the MMRP shall be
implemented for the following issue areas:

Land Use

Transportation/Traffic Circulation/Parking
Air Quality

Noise

Biological Resources .

Health and Safety

Historical Resources

Paleontological Resources

Public Utilities

21. Prior to issuance of any construction permit, the Owner/Permittee 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.
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22. The mining operator shall be responsible for implementation of the MMRP for mitigation
of impacts from mining and related activities as identified in Environmental Impact Report
No. 49068, State Clearing House No. 2005081018.

ENGINEERING REQUIREMENTS:

23. Excavation and all other grading operations performed in conjunction with the mining and
reclamation activities shall:

a. Conform to said Reclamation Plan, City standard specifications and standard
drawings pertaining to land development, including, but not limited to, the
following: 1) Brow ditches installed where needed; 2) Chain-link fence installed
at the top and bottom of slopes where required; and 3) All finished slopes planted
with erosion control planting shall be consistent with Exhibit “A,” Landscape

Development Plan.

b. Make suitable provision as required by the City Engineer to take care of storm
drainage and proper drainage shall be maintained throughout the site as required
by the City Engineer.

Coi

Not divert storm drainage from its natural channel nor concentrate it within said
channel without the approval of the City Engineer.

o

d. Where natural drainage channels are interrupted, make provision, satisfactory to
the City Engineer, to take care of storm drainage, including construction of
adequate hydraulic structures where required.

24. The proposed new asphaltic concrete batch plant shall comply with all Air Pollution
Control District [APCD] rules and regulations applicable to a new emission source. Additionally,
prior to construction and operation of the asphaltic concrete batch plant, all necessary APCD
permits shall be obtained. During construction and operation of the plant, all conditions of the
APCD permits shall be met.

25. The Pemmittee must annually renew all required APCD pemits to operate for any existing
equipment and must obtain required APCD permits for any additions of new emission sources or
modifications of existing sources at this site that are subject to APCD rules and regulations.

26. A review of the conditional use permit for compliance with all applicable APCD
regulations shall be required after one year from the date of issuance of the permit.

27. All air contaminant emissions from the operation and use of the plant must meet all the
emission standards of the San Diego County Air Pollution Control District.
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28. Access roads and yards in the general area of this equipment shall be watered or otherwise
treated to prevent dust generated by plant mobile traffic from exceeding the emission standards

of Rule 50.

29. All dust or other air pollution emissions at any screens, at material transfer points or at any
equipment during any phase of the operation shall be controlled by water sprays or by such other
or additional methods as may be required by the Air Pollution Control District to control any

excessive dust or air pollutant production.

30.  The mining operator shall implement best management practices to reduce the amount of
fugitive dust generated from mining operations:

a. Multiple applications of water during grading between dozer/scraper passes.

{ Watering or chemical stabilization of unpaved intermal roadways after completion of
grading.

C. Use of sweepers or water trucks to remove “track-out” at any point of public street
access.

d. Termination of grading if winds exceed 25 mph.

& Stabilization of dirt storage piles by chemical binders, tarps, fencing or other erosion

control measures.

£ Hydroseeding of graded, unreclaimed lots per Exhibit “A” Landscape Development
Plan.

31. Subject to the approval of the City Engineer, all final grading and earthwork performed in
support of existing mining operations shall be designed and constructed consistent with the
approved Quarry Falls Project entitlements, Vesting Tentative Map 183196, the City’s Technical
Guidelines for Geotechnical Reports and the approved design geotechnical reports.

32. All existing earthwork must be documented and certified as suitable for the proposed
development by the geotechnical engineer of record for the Quarry Falls project prior to
acceptance by the City.

33. A reclamation plan shall be submitted in a format specified by the Develcpment Services
Director that includes all information and documentation set forth in Public Resources Code

sections 2772 (c) and 2773(a).

34. The mining operator shall file an annual surface mining report on forms provided by the
State Mining and Geology Board with the California Department of Conservation and the
Development Services Director no later than the anniversary date established by the Director of
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WHEREAS, under Charter section 280(a)(2) this resolution is not subject to veto by the
Mayor because this matter required the City Council to act as a quasi-judicial body, a public
hearing was required by law implicating due process rights of individuals affected by the
decision, and the Council was required by law to consider evidence at the hearing and to make

legal findings based on the evidence presented; and

0CT 21 2008

WHEREAS, the matter was set for public hearing on , 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 Conditional Use Permit No. 183194, amendment to Conditional Use

Permit Nos. 5073-PC and 82-0315:

A. CONDITIONAL USE PERMIT - SAN DIEGO MUNICIPAL CODE [SDMCI —
SECTION 126.6305:

| % The proposed development will not adversely affect the applicable land use
Plan. The proposed project would redevelop an approximately 230.5-acre site from a mining
and sand and gravel processing operation to a mixed use development over phases. Continued
operation of the mining facility is consistent with the current land use plan and provides a needed
service for the community, city and region. The Mission Valley Community Plan [MVCP]
identifies the objectives for this site which identify continued sand and gravel operations and
related mining activities until depletion of resources is reached. The revised reclamation plan is
consistent with municipal, state and federal guidelines and will assure compatibility with
adjacent land uses as new development progresses and mining operations cease. The addition of
an expiration date for the batch plant operations, where no specific expiration date currently
exists, will ensure the last mining and related activities in the area are phased out in an orderly
manner to allow for the implementation of a multiple development use consistent with the
MVCP. Therefore, the proposed development will not adversely affect the MVCP.

2 The proposed development will not be detrimental to the public health,
safety, and welfare. The proposed project would redevelop an approximately 230.5-acre site
from a mining and sand and gravel processing operation to a mixed use development over
phases. The sand and gravel extraction and processing facility has been in operation for over 50
years and has implemented measures to ensure compatibility with the surrounding development
in the area. The amended Conditional Use Permit includes additional conditions for air quality,
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noise and dust abatement, and visual screening from adjacent land uses. New development that
occurs prior to the termination of the mining operation and related activities has been
conditioned to be sufficiently buffered to meet existing noise and air quality standards. The
relocated batch plant operations in the southeast corner of the site, mitigates onsite noise by
excavating and lowering the pad, using the material to create an earthen berm to surround the
parcel. In addition, appropriate mitigation for potential impacts to future residential development
from existing rock crushing and the batch plants is a condition of approval for future
development. The site perimeter will be screened by a special landscape buffer that includes the
elevated berm and large shade and evergreen trees.

The revised Reclamation Plan will retain approximately 2.4 million cubic yards of
material that otherwise would have to be hauled off-site, resulting in less emissions than the
current Reclamation Plan. Additional measures and best management practices will be
implemented to control fugitive dust, including the application of water during grading
operations, the use of sweepers and/or water trucks to control “track-out” of soil at all public
street access points, the termination of grading should winds exceed 25 mph, the hydroseeding of
graded lots, and the stabilization of stockpile areas. A phasing plan to relocate the existing
batch plant operations and the addition of an expiration date in the year 2022 provides certainty
to the orderly phase out of sand and gravel operations and the full implementation of the
reclamation plan. A comprehensive set of development conditions have been applied to the
project to ensure the safe implementation of the mining operation’s reclamation plan. Therefore,
the proposed development will not be detrimental to the public health, safety and welfare.

3. The proposed development will comply to the maximum extent feasible with
the regulations of the Land Development Code. The prepesed project would redevelop an
approximately 230.5-acre site from a mining and sand and gravel processing operation to a
mixed use development over phases. The sand and gravel extraction and processing facility has
been in operation for over 50 years and is identified in the Land Development Code for requiring
a Conditional Use Permit. The amended Conditional Use Permit has additional conditions
placed to increase the operations compliance with all development regulations, standard policies
and guidelines and State Law.

The Land Development Code [LDC] and Surface Mining and Reclamation Act
[SMARA] provide guidance for the requirements of the Conditional Use Permit and reclamation
plan. The project includes conditions to address noise, air quality, visual impact, water quality,
and operations to maximize compatibility with surrounding land uses. Water quality is
maintained by the implementation of an approved Storm Water Pollution Prevention Plan
[SWPPP] that addresses short-term water pollution impacts related to sediment discharges,
including the inspection and maintenance of catch basins, repair and replacement of erosion
control devices, and street sweeping adjacent to the site. The project is required to annually
update a master grading plan and performance bond based upon the existing site condition and
proposed future operations. Revegetation of slopes will be in materials native to the area capable
of providing deep rooting characteristics for added slope stability, erosion control, and
compatibility with the surrounding landscape. Drought resistant plant species have been selected
that are common in the region, require a minimum of irrigation and care, and are suited to
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