Economic Development | Real Estate Division

ADDENDUM A
to
REQUEST FOR PROPOSALS (RFP)
RFP 2026-0925A

HODGES GOLF IMPROVEMENT CENTER
12675 SUNSET DRIVE
ESCONDIDO, CALIFORNIA 92025
ALL INQUIRIES REGARDING THIS RFP SHALL BE DIRECTED TO:

HodgesGolfRFP@sandiego.gov

The City of San Diego responses to questions received at the Hodges Golf email
address follow:

Operational questions:

e Please provide detailed financials including number of buckets of range balls
sold from the last 3 years.
File attached.

e What is the annual electric costs?

This is not information required by the City of San Digo to satisfy terms of the
most recent lease.

o What is the status of the liquor license?

Hodges Golf Improvement Center license status click HERE.

e Do you have exact locations and netting height requirements to fulfill your
requirement for “Increased netting height to prevent stray balls from entering
the adjacent riverbed.”?

Proposer to provide a plan for adherence to the Multiple Species
Conservation Program (MSCP) Subarea Plan to ensure that golf balls and
other items do not enter into the adjacent sensitive habitat from the golf
center.

1200 Third Avenue, Suite 1400 T (619) 236-6700
San Diego, CA 92101
sandiego.gov


mailto:HodgesGolfRFP@sandiego.gov
https://www.abc.ca.gov/licensing/license-lookup/single-license/?RPTTYPE=15&DBANAME=Hodges+Golf+Improvement+Center

Hodges Golf RFP - Addendum A
October 20, 2026

Proposer to demonstrate their expertise and plan to comply with the MSCP,
whether with a netting plan or another plan that they envision. MSCP GIS
layer is publicly available.

The City’s preference is surrounding the entire property.

Please identify on the site plan the exact location and approximate linear
footage and height of the netting required.

While subject to change, the current goal is roughly 40’ high and surrounding

the entirety of the driving range area.

What is the monthly payment by the instructors for the teaching agreements?
How much total instructor revenue per month?

All available financial information attached.

What is the monthly payment for renting the teaching building on the west side
of the property?

This is not information required by the City of San Digo to satisfy terms of the
most recent lease.

What are the lighting restrictions? Are there business hour restrictions because
of the lights?

Please see regulations Here. Please refer to attached Conditional Use Permit
No. 98-0466 — MMRP.

Is the clubhouse roof the original or has it been replaced since the opening of
the property?

Original

Range maintenance questions:

What is the water source?

City of Escondido provides potable water and wells can be used for
ground water.

Lessee uses water from well on leased property. Effective 2021, calculate the
water rate adjustment by using the published untreated CWA cost minus 11%
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(Estimated Lessee’s Electricity Costs) = Eff. 1/1/21 the water rate is $1,312/AF
($1,474-11%). Eff. 1/1/2022 the water rate is $1,355/AF ($1,523 - 11%).

Below are the CWA water rates since 2023, including the link to CWA’s website
with this information.

Rates & Charges - San Diego County Water Authority

San Diego County Water Authority (CWA)

Untreated Water Rates per Acre Foot (AF)

2026

2025

2024

2023

$1,490/AF

$1,355/AF

$1

,200/AF

$1,085/AF

e What is the total annual water usage?
Annual water usage is dependent upon operations of the site, but for
reference, below is the second quarter 2026 water usage report.
THE HODGES GOLF IMPROVEMENT CENTER
APR.MAY.JUNE 2026 (2ND QUARTER)
Meter Reading 1(1st of the month) 30422 |Meter Reading 1(1st of the month) 30737 |Meter Reading 1(1st of the month) 31002
Meter Reading 2(end of month) 30737 |Meter Reading 2(end of month) 31002 |Meter Reading 2(end of month) 31407
Usage 315 Usage 265 Usage 405
Times 1000 for pump decimal Times 1000 for pump decimal Times 1000 for pump decimal
315000 263000 405000
Divide by 325851 (1acre ft= 325851 Divide by 325851 (1acre ft= 325851 Divide by 325851 (1acre ft= 325851
gallons of water) gallons of water) gallons of water)
0.9666995038 08132551381 1.242899362
Times Water Rate Times Water Rate Times Water Rate
$1,405.31 $1,405.31 $1,405.31
Water Bill $1,358.51 |Water Bill $1,142.88 |Water Bill $1,746.66
Total Water Payment
$4,248.05

What is the total annual water cost?

This will vary depending on usage. Available information regarding cost

estimates and previous uses are included below:
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San Diego County Water Authority (CWA)
Untreated Water Rates per Acre Foot (AF)
2026 2025 2024 2023
$1,490/AF $1,355/AF $1,200/AF $1,085/AF
THE HODGES GOLF IMPROVEMENT CENTER
APR.MAY.JUNE 2026 (2ND QUARTER)
Meter Reading 1(1st of the month) 30422 |Meter Reading 1(1st of the month) 30737 |Meter Reading 1(1st of the month) 31002
Meter Reading 2(end of month) 30737 |Meter Reading 2(end of month) 31002 |Meter Reading 2(end of month) 31407
Usage 315 Usage 265 Usage 405
Times 1000 for pump decimal Times 1000 for pump decimal Times 1000 for pump decimal
315000 265000 405000
Divide by 325851 (1acre ft= 325851 Divide by 325851 (1acre ft= 325851 Divide by 325851 (1acre ft= 325851
gallons of water) gallons of water) gallons of water)
0.9566995038 0.8132551381 1242899362
Times Water Rate Times Water Rate Times Water Rate
$1,405.31 $1,405.31 $1,405.31
Water Bill $1,358.51 |Water Bill $1,142.88 |Water Bill $1,746.66
Total Water Payment
$4,248.05

o Is there a pump station or is it direct off of a main to the irrigation line?

This information is not known. Additional due diligence would be required.

e Are there any environmental restrictions with the property?

Please reference the attached Conditional Use Permit No. 98-0466 — MMRP.

Lessee would be required to adhere to the Multiple Species Conservation
Program (MSCP) Subarea Plan and the City of San Diego's Zero Emissions
Policy, as well as all other applicable law.

Additional environmental restrictions may result from proposed

development or uses as part of the permitting and environmental review

process that may occur during the lease approval or throughout the lease

term.
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e What areas on property that flood with a heavy rain?

The proposer is responsible for conducting due diligence including but not
limited to any hydrology analyses or studies they deem prudent or necessary
to evaluate proposer interest in the opportunity.

Flood information can be found on the FEMA website Here.

e What area do you want to rehabilitate the sod? How many total acres?

The area proposed for sod rehabilitation is the roughly 8.25-acre area where
the balls are currently hit into.

General questions:

o Is there a preferred lease term length?
This is negotiable.

o Will the tenant be responsible for the property tax bill? If so, because the parcel
is shared with other tenants/uses, how is it calculated?

The lessee will be responsible for the County. It is Parcel #272-131-08.

o What is your goal for a lease start date?
Spring/Summer 2027

e What operational approvals are needed from the City of Escondido and what
approvals go through the City of San Diego?

Please reference attached Conditional Use Permit for split of approvals by  City.

Draft lease
e Section II.B.5 of the RFP refers to a draft Lease Agreement and says any
requested changes to its terms must be included in the proposal. Please provide
the draft lease.
This statement was incorrectly included. Lease documents will be reviewed and
negotiated upon selection of a Proposer.

City owned equipment

e Which items are City owned and which are owned by the current lessee (for
example the ball dispenser, ball washer, picker, range balls, mats, dividers,
target greens, netting, poles, light fixtures, POS, furniture, refrigerators and
cooler, and maintenance equipment)? Please provide an inventory.
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There is no active inventory identifying which items remain with the land
and which do not. Improvements shall remain with the leasehold; the
treatment of personal property is not specified.

Flooding
e Please describe the history of flooding at the Property (dates, extent and

closures). What is the FEMA flood zone for the leasehold?
Flood information can be found on the FEMA website Here

o Has the site had flood damage or insurance claims, and does the City insure the
existing buildings?
None that the City is aware of.

o Is the current drainage system in the landing area working and clear of debris?
To the best of the City’s knowledge.

Netting
o For the required netting height increase, what height and location does the City

expect?

A plan for adherence to the Multiple Species Conservation Program
(MSCP) Subarea Plan to ensure that golf balls and other items do not
enter into the adjacent sensitive habitat from the golf center with the
preference being to surround the whole range

e Do any environmental, habitat (MSCP or MHPA), zoning (AG-1-1) or height
limits apply?
All applicable City code and policies apply.

But, for reference, find MSCP and MHPA information included Here.
Please see attached Conditional Use Permit No. 98-0466 - MMRP for
environmental and MSCP language.

e Does the City expect new netting around the whole range or only along the
riverbed side?
Preference is around the whole range.

Errant golf balls
o Has the City received reports of golf balls leaving the range onto neighboring
property, including the Sikes Adobe Historic Farmstead?
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There was a claim with the EPA for Hodges ESA regarding golf balls in
the outlying areas.

An important aspect, as referenced in the RFP document, is the
installation of taller netting around the property as golf balls have been
discovered in the surrounding riverbed

Have there been any claims or reports of hikers being hit by golf balls on the
trail next to the driving range?
None that the City is aware of.

Hours and lighting

Are there limits on hours of operation or night lighting?
Please refer to the attached Conditional Use Permit No- 98-0466 - MMRP as
well as additional regulations Here.

Has the City received complaints from nearby homeowners about the range
lights at night? We understand neighbors complained when the range first
opened.

None that the City is aware of.

Water source

Please describe the current water sources (on site wells and Escondido potable
water), the condition of the wells and irrigation system, and the water rate
method under the new lease.

Well water for operations and potable water from City of Escondido.

How much water was pumped in each of the last 3 years (meter readings or
acre feet)?
Chart below is what is available.
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THE HODGES GOLF IMPROVEMENT CENTER
APR.MAY.JUNE 2026 (2ND QUARTER)

Meter Reading 1(1st of the month) 30422 |Meter Reading 1(1st of the month) 30737 |Meter Reading 1(1st of the month) 31002
Meter Reading 2(end of month) 30737 |Meter Reading 2(end of month) 31002 |Meter Reading 2(end of month) 31407
Usage 315 Usage 265 Usage 405
Times 1000 for pump decimal Times 1000 for pump decimal Times 1000 for pump decimal
315000 265000 405000

Divide by 325851 (1acre ft= 325851 Divide by 325851 (1acre ft= 325851 Divide by 325851 (1acre ft= 325851
gallons of water) gallons of water) gallons of water)

0.9566995038 0.8132551381 1242899362
Times Water Rate Times Water Rate Times Water Rate

$1,405.31 $1,405.31 $1,405.31
Water Bill $1,358.51 |Water Bill $1,142.88 |Water Bill $1,746.66
Total Water Payment

$4,248.05

o Will the lessee be responsible for well maintenance and repair?

Yes

Liquor license

e May the lessee obtain an ABC beer and wine license?

Yes

e Are there any restrictions, such as where guests may drink (tee line, patio or
parking lot), hours of sale, or conditions from the City or the zoning?
None so long as it is allowable within permit.

Instruction building

e May proposers see inside the separate golf instruction building before
proposals are due? We were not able to see inside during the October 5 site

visit.

An additional site visit is scheduled for Monday 10/26 at 9:00am specifically

to view this area.

City boundary

e The Property has an Escondido mailing address but is owned by the City of San
Diego. What share of the Property is within the City of San Diego, and what
share (if any) is within the City of Escondido?
While the property is owned and managed by the City of San Diego, 100% of
the land is within Escondido city limits.
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Business license

Is a City of Escondido business license required in addition to the City of San
Diego Business Tax Certificate?
Yes.

Prevailing wage

Will improvements made and paid for by the lessee under this lease be
considered public works subject to California prevailing wage requirements?
Yes.

Bonds and deposit

What security deposit, performance bond or construction bond will the City
require from the selected lessee, and in what amount?
This is dependent upon the negotiation of economic terms.

Will the City need to follow the Surplus Lands Act process? If so, when will it begin and how
long is it expected to take?

The answer to this question is dependent on things like term length and the nature of
the proposed improvements to the property as verified by the State’s Housing and
Community Development Department.

The RFP mentions a draft Lease Agreement, however none was included in the PDFE Please
provide the draft Lease Agreement.

This statement was incorrectly included. Lease documents will be reviewed and
negotiated upon selection of a Proposer.

Is there any City code or policy that sets a maximum lease term that would apply to this
property?
No.

Does the City’s Prevailing Wage Ordinance apply to construction activities that may occur on
the site?
Yes

Does the City’s Living Wage Ordinance apply to operations of the facility?
Yes

The City’s Zoning Ordinance appears to indicate that Active Recreation is not a permitted use
in AG-1-1 zone, while Passive Recreation is a permitted use. Is a driving range considered
“Active Recreation” or “Passive Recreation”?

While additional research is being conducted for confirmation, because a Conditional
Use Permit was provided for the previous lease, under San Diego Municipal Code
Section 126.0302(c), conditional use permits run with the land independent of the
operator.

1200 Third Avenue Ste 1400 T (619) 236-6700
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o  Will this have any implications on our ability to obtain building permits and related
permits for improvements on the site? No. Will the site need to be re-zoned? No.

e Whatis the depth of the existing well onsite?
Further investigation will be required to properly answer this question during due
diligence during lease negotiations.

o [sthe water on the property potable or drinkable?
Potable.

e I[sthe facility on sewer or septic?
Sewer.

e Who is the serving water agency?
Well water.

e Whatsize is the water meter?
Unknown.

e Please describe the electrical utility serving the property and the level of power in terms of
voltage and amps at the meter panel.
This is currently unknown and additional research is required at this time.

e May financial statements of individual members or investors be submitted under
separate confidential cover, and will they be exempt from public disclosure? Anyone
doing business with the City of San Diego is not exempt to Public Record Requests.

e Will a financial institution’s proof-of-funds letter satisfy the requirement for an
individual investor?
Yes.

e The RFP states: Rehabilitation of the sod located throughout the Property including
in the driving range. Please clarify if the "outfield" or "floor" (the area that golf balls
are hitinto) that is currently dirt, is to be considered in rehabilitation efforts or if this
statement only applies to areas that currently have grass.

The goal and intent is for the implementation of sod through the driving
range.

e Asanewly formed corporate entity, how should we respond to the RFP’s request for
three years of CPA-prepared financials or tax returns?
Please provide relevant proof of funds, bank statements, etc.

e The RFP mentions a requirement of netting to protect the riverbed. How much of the
property perimeter will require netting?

1200 Third Avenue Ste 1400 T (619) 236-6700
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The City preference is the whole range.

e Does the City have information or reports on the current revenue from golf
instructors, and can you provide these to us?
All available financial information is attached.

e Are there any known limits on hours of operation?
Please refer to attached Conditional Use Permit No. 98-0466 - MMRP.

e Are there restrictions on lighting and the hours they function?
Please see regulations Here. Please refer to attached Conditional Use Permit
No. 98-0466 — MMRP.

e When does the City anticipate bringing a new lease agreement to City Council for
review?
Timing is dependent on the time taken to review and negotiate the lease
document, but the City typically cites 6-9 months as a possible timeline.

e Will any other bodies or agencies other than the San Diego City Council need to
approve the lease?
The Land Use & Housing Committee will review this lease prior to full
Council approval.

e Will the City allow a rent credit during construction?
This is negotiable during the discussion of economic terms.

e The RFP asks for a proforma with revenue by month/year broken into
individual revenue streams. Is the city asking for any detail beyond general
revenue stream categories such as '"food and beverage," '"merchandise,"
"range fees," "lessons," etc.?

The primary purpose is to understand projected net income, so revenue and
expenses for a specific term.

e How many years should the proforma cover?
At least 5 years.
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Sales By Category Attachment 1 - Previous Financials

The Hodges Golf Improvement Center
Sunday, January 1, 2023 - Sunday, December 31, 2023

REI S
and S ip-catenony Margin - Qy Sy patng QU
Accessories 787 $6,943.10 $3,139.89 54.78% $0.00 787 $6,943.10
Driving Range 72,663 $1,200,727.8 $0.00 100.00% ) ($33.00) 72,660 $1,200,694.8
Goods 2,088| $40,481.06 $17,108.97 57.74% $0.00 2,088| $40,481.06
Regrip 685| $12,616.95 $0.00 100.00% $0.00 685| $12,616.95
Rental 971 $1,941.00 $0.00 100.00% $0.00 971 $1,941.00
Repair/Fitting 30 $850.00 $0.00 100.00% $0.00 30 $850.00
Short Game 1,523| $7,610.62 $0.00,  100.00%| (1) ($5.00) 1,522| $7,605.62
Snhacks 7,735| $19,739.11 $0.00 100.00% $0.00 7,735| $19,739.11

86,482 $1,290,908.8 $6,255.95 $20,248.86 98.43% (4) ($38.00) $0.00 86,478 $1,290,870.8 $6,255.95

4 4

10/7/2025 5:28:19 PM UTC

Latest Date/Time Data Updated: Tuesday, October 7, 2025 5:27 PM UTC




Sales By Category

The Hodges Golf Improvement Center
Monday, January 1, 2024 - Tuesday, December 31, 2024

Refunds
and Sup-Catogory vargin QY iy peund QY
Accessories 746 $7,010.04 $3,168.55 54.80% $0.00 746 $7,010.04
Driving Range 78,528 $1,330,691.8 $0.00 100.00%| (23) ($427.50) 78,505 $1,330,263.g
Goods 1,957| $37,155.22 $17,414.10 53.13% $0.00 1,957| $37,155.22
Regrip 652| $10,217.63 $0.00 100.00% $0.00 652| $10,217.63
Rental 1,240 $2,477.00 $0.00 100.00% $0.00 1,240 $2,477.00
Repair/Fitting 21 $421.12 $0.00| 100.00% $0.00 21 $421.12
Short Game 1,869 $9,335.00 $0.00 100.00% $0.00 1,869 $9,335.00
Snacks 8,862| $24,066.50 $0.00 100.00% $0.00 8,862| $24,066.50

93,875 $1,421,373.5 $6,104.05 $20,582.65 98.55%  (23) ($427.50) $0.00 93,852 $1,420,946.0 $6,104.05

1 1

10/7/2025 5:26:03 PM UTC

Latest Date/Time Data Updated: Tuesday, October 7, 2025 5:24 PM UTC



Sales By Category

The Hodges Golf Improvement Center
Wednesday, January 1, 2025 - Tuesday, September 30, 2025

REI S
and S ip-catenony Margin - Qy Sy patng QU
Accessories 644 $6,283.06 $2,895.49 53.92% $0.00 644 $6,283.06
Driving Range 67,409 $1,140,380.8 $0.00, 100.00%| (9)|  ($128.00) 67,400 $1,14o,252.8
Goods 1,526 $32,689.90 $13,551.42 58.55%| (3)|  ($774.73) 1,523 $31,915.17
Regrip 604 $9,920.87 $0.00 100.00% $0.00 604 $9,920.87
Rental 1,190 $2,376.04 $0.00 100.00% $0.00 1,190 $2,376.04
Repair/Fitting 22 $290.00 $0.00 100.00% $0.00 22 $290.00
Short Game 1,910 $9,543.08 $0.00 100.00% $0.00 1,910 $9,543.08
Snhacks 6,710/ $18,998.01 $0.00 100.00% $0.00 6,710/ $18,998.01

80,015 $1,220,480.9 $5,282.96 $16,446.91 98.65% (12) ($902.73)  ($60.04) 80,003 $1,219,578.2 $5,222.92

6 3

10/7/2025 5:31:54 PM UTC

Latest Date/Time Data Updated: Tuesday, October 7, 2025 5:30 PM UTC



Attachment 2 - Conditional Use Permit
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standing and legal right to utilize the take authorizations granted to the City pursuant to the
MSCP within the context of those limitations imposed under this permit and the JA, and (2) to
assure Permittee that no existing mitigation obligation imposed by The City of San Diego
pursuant to this permit shall be altered in the future by The City of San Diego, USFWS or CDFG,
except in the limited circumstances described in Sections 9.6 and 9.7 of the JA. If mitigation
lands are identified but not yet dedicated or preserved in perpetuity, maintenance and continued
recognition of Third Party Beneficiary status by the City 1s contingent upon Permittee maintaining
the biological values of any and all lands committed for mitigation pursuant.to this permit and of
full satisfaction by Permittee of mitigation obligations required by this permit, as described in
accordance with Section 17.1D of the IA. '

12.  All slopes and earthen berms constructed on the property shall be hydroseeded and
irrigated in accordance with requirements of the City’s Landscape Technical Manual and City-
Wide Landscape Ordinance.

13.  Prior to the issuance of any building permits, complete building, landscape (including a
permanent automatic irrigation system) and surface improvement plans (and corresponding
construction drawings) shall be submitted to the City’s Planning and Development Review
Department for approval. All plans shall be in substantial conformity to the approved Exhibits "A"
for this project, dated April 10, 2000, on file in the office of Planning and Development Review,
as determined by the City Manager (or designated representative). No changes, modifications or
alterations of the approved Exhibits "A" for this project, dated April 10, 2000, on file in the office
of Planning and Development Review, shall be made unless the Permittee obtains approval of
either an amendment of this permit (via a noticed public hearing) or Substantial Conformance
Review [SCR] approval by the City Manager (or designated representative).

14.  Prior to the issuance of any grading or building permits for this project, the Permittee
shall obtain Council approval of a Lease Agreement between the City of San Diego and the

' Permittee for the temporary commercial/recreation land use on the subject property (which is
owned by the City of San Diego). The Permittee shall comply at all times with the terms,
conditions and performance measures per said Lease Agreement. Any breach or default (by the
Permittee during the lease period) of any of the terms, conditions and/or performance criteria of
the Lease Agreement (as determined by the City Attorney and the City Manager) may result in the
revocation of this permit and subsequent termination of the golf instructional center land use on
this site. Future non-agricultural land uses proposed on this site prior to termination of the
project's Lease Agreement (other than the commercial-recreation use authorized by this permit)
shall require discretionary approval of an amendment of this Permit via a noticed public hearing
consistent with Chapter 11, Article One, Division 5 of the San Diego Municipal Code.

15.  Pror to the issuance of any building permits, the Permittee shall obtain a grading permit

from the City Engineer (referred to as an “engineering permit”) for the grading proposed for this
project. All grading shall conform to requirements in accordance with the San Diego Municipal

Code, in a manner satisfactory to the City Engineer.

16.  The drainage system proposed for this project, as shown on the approved Exhibits “A,”

dated April 10, 2000, on file in the office of Planning and Development Review, is subject to
approval by the City Engineer.

Page 3 of 10
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17.  Prior to the issuance of any building permits,-the Permittee shall assure (by permit and
bond) the installation of two standard driveways along the project frontage on Sunset Drive, in a
manner satisfactory to the City Engineer.

18.  This project shall comply at all times with applicable requirements of State Water
Resources Control Board [SWRCB] Order No. 92-08-DWQ [NPDES General Permit No. :
CAS000002], 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 developed and implemented by the
Permittee concurrently with the commencement of grading activities on site, and a complete and
accurate Notice of Intent [NOI] shall be filed with the SWRCB. 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 permit and by
SWRCB Order No. 92-08-DWQ, and any subsequent amendments thereto, shall comply with
special provisions as set forth in Section C.7 of SWRCB Order No. 92-08-DWQ.

19.  Prior to the issuance of any grading permits, interim landscape and erosion control
measures, including hydroseeding of all disturbed land shall be submitted to the satisfaction of the
City’s Planning and Development Review Department and the City Engineer.

20.  The timely erosion control measures incorporated into the project design (including
planting and seeding of all manufactured slopes and pads consistent with the approved plans) is
considered to be in the public interest and the Permittee shall initiate such measures within 45
days from the date that the grading of the site is deemed to be complete. Such erosion control and
the associated irrigation systems (temporary and/or permanent) and appurtenances shall be
installed in accordance with the approved plans and applicable sections of the City of San Diego
Landscape Technical Manual.

21.  Prior to the issuance of any Certificate of Occupancy for this project, it shall be the
responsibility of the Permittee to install all required landscape features, permanent automatic
irrigation systems, obtain all required landscape inspections, and to obtain a No Fee Street Tree
permit for the installation, establishment and on- going maintenance of ali street trees along the
project frontage. Copies of these approved documents must be submitted to the City’s Planning
and Development Review Department. ‘

22,  All required landscaping for this project shall be maintained in a disease-, weed- and litter-
free condition at all times and shall not be modified or altered unless this permit has been
amended. Modifications such as severe pruning or "topping" of trees is not permitted. The
Permittee, or subsequent Owner(s) shall be responsible to maintain all street trees and landscape
improvements consistent with standards of the City’s Landscape Technical Manual.

23.  Ifany required landscape features (including existing or new plantings, hardscape, etc.)
indicated on the approved Exhibits “A,” dated April 10, 2000, on file in the office of Planning and
Development Review, for this project is damaged or removed during demolition, it shall be
repaired and/or replaced in kind and equivalent size per the approved plans within 30 days of
completion of construction by the Permittee. The replacement size of plant material after three
years shall be the equivalent size of that plant at the time of removal (the largest size commercially
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conflict between the building(s) under construction and a condition of this permit or a regulations
of the underlying zone. The cost of any such survey shall be borne by the Permittee.

53.  Any future requested amendment to this permit shall be reviewed for compliance with the
regulations of the underlying zone(s) which are in effect on the date of the submittal of the
requested amendment, o .

54.  The Permittee shall implement (and comply at ali times with) the MMRP adopted for this
project, per certified LDR No. 98-0466, in a manner satisfactory to the City Manager and the City
Engineer. Prior to the issuance of any grading and/or building permits for this development, all
mitigation measures (as specifically outlined in the referenced MMRP) shall be implemented by
the Permittee for this project.

55.  In order to minimize the potential impact of night lighting on the breeding behavior and
success of the least Bell's vireo (located off-site), the “tee pole” proposed along the westernmost
portion of the driving range on site shall be turned off during the breeding season for the least
Bell’s vireo (March 15 - September 15).

56.  For the term of this permit, the Permittee shall be responsible for monitoring and trapping
the brown-headed cowbird adjacent to the existing agricultural preserve (according to the
guidelines established by Griffith Wildlife Biology, or their successor). Two cowbird traps shall be
located and monitored by a qualified biologist on a daily basis for the length of the trapping
season. The biologist selected for the trapping process must have a minimum of two years
experience and submit a year-end report to the Wildlife Agencies summarizing all aspects of the
trapping event to include: number of target and non-target species caught, non-target releases,
non-target mortalities, cause of mortality and attempts to reduce non-target mortality. Any
modifications to the approved cowbird trapping program will require concurrence from the U.S.
Fish and Wildlife Service and the California Department of Fish and Game.

57.  Inassociation with Special Provision 8.3 of the corresponding Lease Agreement for this
project, the Permittee shall be responsible for implementing corrective actions (as warranted) to
prevent noxious weeds, pests, and erosion throughout the subject property; in a manner
satisfactory to the City Manager (or designated representative). Furthermore, the Permittee shall
be responsible for matntaining all landscape features on site (per the project's Landscape Concept
Plan - Exhibit "A"), mcludmg the removal (wherever necessary) of invasive plant species on the
backside of the project’s perimeter landscape berm and within the eastern boundary side channel
(adjacent to Kit Carson Creek along the project's western property line).

58.  Inaddition to the preceding conditions for this project, the Pennittce shall implement
and/or comply with the following requirements and monitoring measures, as recommended for the
proposed development by the San Dieguito River Valley Joint Powers Authority [JPA], the
Rancho Bernardo Community Planning Board, the U S. Fish and Wildlife Service, and the
Cahforma Department of Fish and Game:

a..  Prior to the issuance of a Certificate of Occupancy, the Permittee shall deposit a
cash contribution (or equivalent bonding mechanism) with the San Dieguito River
Park in the amount of $47,700.00, guaranteeing that the portion of the JPA's
planned "Coast-to-Crest Trail” which borders the subject property will be built in
accordance with specifications of the River Park. Furthermore, the Permittee shall
be responsible for maintaining the trail for the term of this permit.
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shall utilize "Musco" lighting (similar to the lighting system being
: Rancho Bernardo Community Park) behind (i.e. north of) the
tee area to minimize glare and light pollution in the surrounding area
riving range tee area (i.e. target range area), this lighting system shall
1 flood lights mounted on poles {maximum 5-feet high) directed at
J1e target greens away from adjacent wetlands habitat and the
:cape berms. Said flood lights shall be mounted below the height of
berm to avoid disturbing adjacent wetland habitat. This lighting
; intended to ensure that the predominance of project lighting will be
site. No changes or modifications to the lighting plan for this project
ized in the field, unless otherwise approved by the City Manager (or
yresentative). . '

: shall install additional mature, fast-growing native trees along the
he project site to enhance the screening capability of the Sycamore
» approved Landscape Concept Plan - Exhibit "A").

s shall install an owl box perch and two hawk perches on site.

: shall utilize the facility's clubhouse/golf pro-shop structure to
-to-Crest" trail maps, allow the sale of Sikes Adobe books and

low public use of the clubhouse training room for Sikes Adobe video
educational instruction.

; shall serve as the annual title sponsor ($5,000.00) for the San
' Park's "Coast-to-Crest" trail run. _

n the approved Exhibits "A" for this project, dated April 10, 2000,
ffice of Planning and Development Review, a variable 6- to 10-foot
ted chin link fence shall be installed on top of the landscape berm to
1 along the eastern boundary of the site as necessary to protect trail
ast-to-Crest" trail) from being hit by errant golf balls.

with the Mitigated Negative Declaration certified for this project
:ative Declaration LDR No. 98-0466), the Permittee shall be

velop and implement a Best Management Plan to monitor the use of -

bicides and fertilizers on site (and their potential encroachment into
yricultural preserve area), and to report such activities in writing to
1 Diego Environmental Analysis Section.

bglls into wetlands areas adjacent to the project site shall be
ind. : '

- of the City of San Diego by Resolution No. R-292939 on April 10,
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Draft copies or notice of this Mitigated Negative Declaration were distributed to:

Projects Department. The developer must proxg all documentation,
engineering calculations and fees which are required by FEMA.

The grading bond for this project shall not be released until the Final LOMR
is issued by FEMA. The Floodplain Management Section of City of San
Diego’s Engineering and Capital Projects Department shall notify the
Planning and Development Review Department of such issuance as soon as.
it is informed by FEMA. :

Prior to the issuance of any grading permit, the permittee shall submit a
Notice of Intent (NOI) with the State Water Resources Control Board
(SWRCB) for the application of a National Pollutant Discharge Elimination
System (NPDES) permit. A Notice of Receipt from the SWRCB and a Storm
Water Pollution Prevention Plan (SWPPP) shall be submitted and deemed
satisfactory to the City Engineer. _

The SWPPP shall be incorporated into the grading and drainage design
plans, and shall provide for implementation of construction and
post-construction Best Management Practices (BMPs) on-site to reduce the
amount of poliutants and sediments in construction and post-construction
surface runoff before it is discharged into the natural drainage. The grading
plans shall note the condition requiring a SWPPP and Monitoring Program
Plan. No grading shall be performed during the rainy season (November 15
through February 15) without special erosion control measures approved by
the City Engineer. Construction related BMPs shall include silt fencing,
sandbagging and/or jute matting at the toe of the outside of the berms,

‘Prior to the issuance of the Certificate of Occupancy, a site inspection of the .

drainage system by the City Engineer shall occur as part of the MMRP.
Existing runoff catchment basins or temporary erosion control devices shall
not cease operations untit the SWPPP and drainage system are approved by

the City Engineer.

The drainage system shall be cleaned and maintained every four months, or
as necessary, to ensure the system functions properly. An annual letter
report prepared by the permittee identifying the quarterly clean-out dates,
system conditions and required maintenance shall be provided to the City
Engineer. Spot checks of the drainage system may be made by the City
Engineer to ensure proper clean-out and maintenance.

f
An initial ground cover inspection shall occur approximately six months after
the hydroseeding and planting phase of the overflow side channel
construction. A summary of the inspection and any growth-enhancement
recommendations shall be made in writing and submitted to and reviewed by
the Land Development Review Division within 60 d?s of the inspection.
Sutbi?qgegt inspections shall occur annually until adequate ground cover is
established.

The above mitigation monitoring and reporting program will require a
deposits of $2,500.00 to be collected prior to the issuance of building
permits, certificates of occupancy and/or final maps to ensure the successful
completion of the monitoring program.

PUBLIC REVIEW DISTRIBUTION:

Federal Government



us Arrny,orps of Engineers (26), .
US Fish and Wildlife Service (23) ‘
US Soil Conservation Service (430)

State of California 5
State Clearinghouse (46
California Department of Fish and Game, Region 5 (32A)
Regional Water Quality Control Board, Reglon g (44)
California Department of Transportation District 11 (430)
Office of Historic Preservation (41
Department of Parks and Recreation (40/428)

Native American Heritage Commission (66)

: t

City of San Diego
Councilmember Warden, District &
Planning and Development Review Department
Water Department (MS 9A) ,
Real Estate Assets Department (MS 51A)
Wetlands Advisory Board (91A) ,

Others
City of Escondido - Attn: Jay Petrek (98)
County of San Diego -Planning and Land Use (68)
Sierra Club (165A)
San Diego Audubon Society (167)
California Native Plant Society (170)
Southwest Center for Biological Diversity- (176)
Citizens Coordinate for Century Il (1789)
~ Dr. Florence Shipek (208)
Dr. Lynne Christenson (208A) |
Vonn-Marie May (209)
San Diego State UmversutylSouth Coastal Information Center (210)
San Diego Historical Society (211)
Save Our Heritage Organization'(214)
Ron Christman (215)
Louie Guassac (215A) K
Clarence R. Brown Sr. (217) :
San Diego County Archaeological Society (218)
Kumeyaay Cultural repatriation Committee (225) .
Native American Distribution - NOTICE ONLY (225A-225R)
Dorothy Tavui - San Pasqual Band of Mission Indians .
San Pasqual/Lake Hodges Planning Group (426)
Del Dios Town Councii (427) .
San Dieguito Planning Group (412)
Friends of the San Dieguito River Valley (419)
Rancho Bernardo Community Planning Group (400)
San Dle‘?wto River Park - Joint Powers Authority (116)
Charlie Janic (432C)
Jacqueline Winterer K
Karen Berger ,
San Pasqual Battlefield Volunteer Association
Palomar Observatory
Hodges Golf Improvement Center LLC (Apphcant)
Lettieri-Mcintyre and Associates (Agent)

Vil.  RESULTS OF PUBLIC REVIEW:

() Nocomments were received during the public input period.



\ . . [y ~
() Commeq@ere received but did not address t.iraft Mitigated Negafive
Declaration finding or the accuracy/completeness of the Initial Study. No
response is necessary. The letters are attached.

() Comments addressing the findings of the draft Mitigated Negative
Declaration and/or accuracy or completeness of the Initial Study were
received during the public input period. The letters and responses follow.

Copies of the draft Mitigated Negative Declaration, the Monitoring and Reporting Program and
any [nitial Study material are available in the office of the Land Development Review Division
for review, or for purchase at the cost of reproduction.

(\/}W f p ' August 30, 1999

Chris Zirkle, Seniof Planner : Date of Draft Report
Planning and Development Review Department ‘

Date of Final Report
Analyst: Herrmann/Zirkle : HADEC_FILEWNDsthodgesmnd



* CITY OF SAN DIEGO ’ - ‘

Planning and Development Review Department RECE! ;"-I"r:: 5

LAND DEVELOPMENT REVIEW DIVISION CITY OF 54

1222 First Avenue, Mail Station 501 _ L 1L
San Diego, CA 92101 , 99 kUG 31 FH Wt
(618) 236-6460 “EAL ESTAYE AUSETS DEPT.

PUBLIC NOTICE OF PROPOSED MITIGATED NEGATIVE DECLARATION

A draft Mitigated Negative Declaration has been prepared by the City of San Diego Land
. Development Review Division for the project listed below: : ‘ :

LDR No. 98-0466, SCH No. 98111074

SUBJECT: Hodges Goif Improvement Center. AMENDMENTS TO THE SAN PASQUAL .-
- VALLEY PLAN AND PROGRESS GUIDE AND GENERAL PLAN, CONDITIONAL -

USE PERMIT, RESOURCE PROTECTION ORDINANCE PERMIT, LEASE '
AGREEMENT(CPA/GPA/CUP/RPOI/LA) to develop a golf improvement center
including an 80-tee driving range, putting and chipping areas, a golf instruction
school, an 18-hole miniature golf course, a 3,000-square-foot clubhouse,
maintenance and equipment buildings, 106 parking spaces, and landscaping on
17.47 acres of City-owned !and in the San Pasqual Valley Planning Area. (All that
portion of Rancho San Bernardo in the City of San Diego according to patent map
thereof recorded book 2 page 462 of patents). Applicant: City of San Diego Real
Estate Assets Department and The Hodges Golf Center, LLC.

This recommended finding that the project will not have a significant effect on the environment
is based on an Environmental Initial Study conducted by the City. The draft Mitigated Negative
Declaration, Initial Study, and-supporting documents may be reviewed, or purchased for the
cost of reproduction, at the office of the Land Development Review Division, 1222 First Avenue,

Fifth Floor, San Diego, CA 92101.

For environmental review information, contact Myra Herrmann at (619)236-6827. For
information regarding public meetings/hearings on this project, contact Kevin Sullivan, Project
Manager at (619)236-6269. Written comments regarding the adequacy of this Draft Mitigated
Negative Declaration must be received by the Land Development Review Division at the above

address by September 28, 1999

A Mitigated Negative Declaration for a similar project on this site was previously
distributed for public review. The project was modified and the Mitigated Negative -
Declaration is being redistributed. Due to the changes to the project and the analysis in
the Mitigated Negative Declaration, the City will not be responding to comments made on
the previous draft. Rather, and in keeping with the options allowed by the intent of
Section 15088.5 of the State CEQA guidelines, commentors are required to re-submit any

and all comments.

This information is available in alternative formats for persons with disabilities. To request this
notice in alternative format, call (800) 735-2929 (TEXT TELEPHONE). To request the Mitigated
Negative Declaration, Initial Study and/or supporting documents in aiternative format, call the
Development Services Department at 236-6540 immediately to ensure availability.

A final environmental report incorporating public input will then be prepared for consideration by

decision-making authorities. )
Larry Monserrate, Environmental Review Manager

Planning and Development Review Department

This notice was published in the PUBLIC RECORD REPORTER and distributed on
“August 30, 1999 ‘



-City of San Diego . .
Planning and Development Review Department '

LAND DEVELOPMENT REVIEW

1222 First Avenue, Mail Station 501

San Diego, CA 92101

(619) 236-6460

INITIAL STUDY
LDR No. 98-0466
SCH No. 98111074

SUBJECT: - Hodges Golf Improvement Center,. AMENDMENTS TO THE SAN PASQUAL
VALLEY PLAN'AND PROGRESS GUIDE AND GENERAL
PLAN/CONDITIONAL USE PERMIT/RESOURCE PROTECTION ORDINANCE
PERMIT/LEASE AGREEMENT(CPA/GPA/CUP/RPO/LA) to develop a golf
improvement center including an 80-tee driving range, putting and chipping
areas, a golf instruction school, an 18-hole miniature golf course, a 3,000-
square-foot clubhouse, maintenance and equipment buildings, 106 parking
spaces, and landscaping on 17.47 acres of City-owned land in the San Pasqual
Valley Planning Area. (All that portion of Rancho San Bernardo in the City of
San Diego according to patent map thereof recorded book 2 page 462 o
patents). Applicant: City of San Diego Rea! Estate Assets Department and The
Hodges Golf Center, LLC. , : ' '

i, PURPOSE AND MAIN FEATURES:

The City Real Estate Assets Department proposes to lease the project site to the
applicant for development of a golf improvement facility for 25 years. The project
requires a Conditional Use Permit (CUP) to aliow this use on the site. The City’s
Municipal Code (Section 101.0510.C.3.0) allows driving ranges and miniature golf
facilities in the A-1-10 zone in the Future Urbanizing Area with approval of a CUP.
However, an amendment to the San Pasqual Valley Plan and the Progress Guide and

. General Plan is required to add language allowing for consideration of a golf
improvement facility on this particular site with approval of a CUP. A Resource
Protection Ordinance (RPQO) permit is required due to the site's location within the
I100-year floodplain fringe. The project also requires City Council approval of the
ease.

The proposed golf improvement center facilities would be developed in the northern
one-third of the site adjacent to Sunset Drive and Via Rancho Parkway. The southern
two-thirds of the site would consist of turf and a landscaped perimeter berm for the
driving range. The improvements to be developed in the northern portion of the site,
include 80 practice tee hitting stations, putting and chipping greens, a golf instruction
school, a 3,000-square-foot clubhouse building (one-story with a mezzanine), various
mechanical and maintenance buildings, an 18-hole miniature golf course, and 106
parking spaces. Night lighting is proposed on the driving range until 10 p.m., seven
days a week. :

The proposed facility would include a landscaped berm around the perimeter of the
driving range to contain golf bails within the site, thereby eliminating the need for tall
poles and fencing to contain the balls. The berm would be constructed on disturbed
areas of the site and include the creation (also in a disturbed area) of an overflow side
channel running parallel to the east bank of Kit Carson Creek. Construction of the .
overflow side channel would begin at the northwestern corner of the project site in an
area already protected by existing riprap. This side channel is intended to contain
overflow from Kit Carson Creek in the event of a 100-year storm flood, control erosion
in Kit Carson Creek and protect site from flooding. Construction of the side channel
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would not impact wetland habitats within or adjacent to Kit Carson Creek. :
Construction of the berm in the southwest corner of the project site includes a “saddle”
to serve as both a view corridor from the Sikes Adobe towards Mule Hilt and the River
Valley. The berm is intended to serve as both a visual and physical barrier between
the driving range activities and the wetland resources iocated to the east, west and
south of the project site. The backside of the berm would be planted with riparian
trees such as California sycamores, oaks and willows, as well as a native/naturalized
hydroseed mix to blend with the adjacent offsite open space. The driving range and
the interior portion of the berm would be landscaped with turf.. A six-to ten-foot-high-
vinyl-coated chain link fence would be developed at the top of the perimeter fence for
ball containment and to restrict access between the proposed project and adjacent
open space areas. A 30-foot-high and 100-foot-long, green, vinyl safety fence would
divide the practice tees into two sections. This safetg fence is needed to protect
golifers at the end of the practice tees from being hit by golf balis hit on the other half of

the practice tees. -

Development of the project would involve 16,500 cubic yards of excavation and
121,000 cubic yards of fill, requiring approximately 104,500 cubic yards of fill material
to be imported to the site (primarily for development of the perimeter berm). The
perimeter berm would be constructed along the western, southern and eastern sides
of the driving range. The berm would vary between 10 and 20 feet in height and 40 to
100 feet in width. Grading plans indicate that the exterior or backside of the berm
would be contoured with a 2:1 slope. The interior.side of the berm wouid have a slope
ratio varying between 2:1 and 3:1. Onsite drainage would be directed to an
underground filtering/desilting basin to be re-used and to intercept pollutants and
sediments prior to release into the open space to the west. Night lighting would be
directed down and away from the adjacent open space areas. -

Access to the site would be provided by the existing signalized intersection of Via
Rancho Parkway and Sunset Drive. Two-driveways are proposed along Sunset Drive
with access at the eastern driveway restricted to right turns in and out only and the
project would provide improvements (e.g., bike lanes) on Sunset Drive. The project
design provides for construction of the San Dieguito River Park’s Coast-to-Crest trail
on a 14-foot wide bench along the backside of the southern and eastern perimeter of
the berm. The trail is not proposed to be located within wetland habitats to the south of
the project. The project has been designed to accommodate, if necessary, an
alternative trail alignment alongthe northern portion of the site adjacent to Sunset
Drive and Via Rancho Parkway. The final trail alignment on and off the project site
would be selected by the River Park Joint Powers Authority, could require additional
grading and would be subject to separate permitting and/or CEQA analysis.

ENVIRONMENTAL SETTING:

The project site is located approximately 1/4-mile east of Interstate 15, adjacent to the
south side of Sunset Drive and Via Rancho Parkway within the San Pasqual Valley
Planning Area. The northern boundary of the project site coincides with the northern
limits of the City of San Diego and abuts the City of Escondido. The property is
relatively flat with onsite elevations _ranging from 340 feet mean sea level (MSL) at the
northern edge of the site to 319 feet MSL at the southern edge of the site. The
southern portion of the site is located in the 100-year floodplain and the entire site is
within the Focused Planning Area of the San Dieguito River Park. The property is
zoned A-1-10 and is within the Future Urbanizing Area. ‘
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The majority of the project site has been disturbed by previous agricultural uses and is

‘presently vacant. Approximately four to five acres were previously used for agricultural

purposes with Christmas trees being the primary crop grown onsite. In addition, the
northern portion of the site was previously used for a weekly farmers market which

. included paved and dirt parking areas, storage sheds and a sales booth.

Kit Carson Creek is located immediately west of the site. Lake Hodges and the
Multiple Habitat Planning Area (MHPA) of the City's Multiple Species Conservation
Program (MSCP), including Cornerstone Lands, are located to the south. East of the
project site is undeveloped land and riparian habitat within the MHPA. Existing
commercial uses adjacent to the site within the City of Escondido include the North
Coun%Faire regional shopping center to the north, two gas stations to the northwest
along Via Rancho Parkway, and a mini-storage facility to the west along Sunset Drive.

The Sikes Adobe, built around 1872, is located approximately 140 feet west of Kit
Carson Creek. This structure is recognized by the City of San Diego as Historical Site
No. 231. In addition, on May 7, 1993, the State Historic Preservation Commission
designated the adobe as Historical Site No. 231. Mule Hill, the site of an engagement
associated with the Battle of San Pasqual,:is located southeast of the site. More
information on these sites is provided in the Cultural Resources discussion.

Two other projects in the vicinity should be considered part of the environmental
setting and impact analysis for this project. : The first is the establishment of a
temporary Christmas Tree and Halloween pumpkin sales facility on a three-acre, City
owned site on Sunset Drive immediately west of Kit Carson Creek. The second is
another golf driving range (Pinery Practice Golf Range, LDR 93-0135) which is
proposed to be located on the south side of Lake Hodges at Pomerado and Highland
Valley Roads. This site is designated for agricultural uses by the San Pasqual Valley
Plan but the Plan also specifically allows consideration of a commercial-recreation use
through the Conditional Use Permit process (page 28). All three sites are currently
used for agricultural purposes or have been used for agricultural purposes in the past.

ENVIRONMENTAL ANALYSIS: See attached Initial Study checklist.
DISCUSSION: ' ,

Land Use .
San Pasqual Valley Plan

The project site is zoned A-1-10 (an agricultural zone with a ten acre minimum lot
size), is designated for agricultural uses in the San Pasquai Valley Plan and is located
within the Future Urbanizing Area (FUA) of the City as shown in the City's Progress
Guide and General Plan. The Zoning Ordinance allows iands zoned A-1-10 and
located within the FUA to develop as driving ranges and miniature golf facilities with
approval of a CUP; however, the San Pasqual Valley Plan and Progress Guide and
General Plan do not allow this use on this site. The project proposes amendments to
the San Pasqual Valley Plan and the Progress Guide and General Plan to add
language allowing the proposed use on the:site with approval of a CUP. No changes
to the existing agricultural land use designation for the property are proposed as part
of the land use plan amendments. b

t
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project also facilitates a second pétentia! alignment northeast of the project site along
Via Rancho Parkway.- ¥ '

The project site is within the Focused Planning Area of the San Dieguito River Park.
Some of the relevant River Park Plan objectives include: 1) Preservation of Existing
Natural Character, Visual Quality and Sensitive Resources of the Open Space .
Corridor, 2) Preservation of the Natural Floodplain and 3) Retention of Agricultural
Uses. In terms of first goal, the project would not maintain the site in its current state
nor restore its appearance; however, the project would leave the majority of the site
devoid of structures, would facilitate the trail alignment and, by locating the trail on the
backside of the southern berm, would provide a buffer between hikers and the
commercial development to the north. The impact analysis for the second two goals is
the same as the analysis of impacts on the goais of the San Pasqual Plan in terms of
agriculture. 'Although the project would have an adverse impact on these goals, the
impact is less than significant and no mitigation is required.

Multiple Species Conservation Program (MSCP)

The City of San Diego MSCP Subarea Plan has specific management directives for '
this area of Lake Hodges for the protectioniof the adjacent wetland resources and for
the least Bell's vireo. The Management Directive for this parcel states:

“Due to the sensitivity of the wetlands and.the presence of least Bell's vireos on the
north side of the reservoir and adjacent to I-15, install fencing or other aesthetic
barriers at the MHPA boundary if development of this site occurs in the future. Trails
should-occur on the open space side of the fence/barrier within an adequately sized
wetland buffer area (100 — 200'). Provide regular maintenance of this site for
development impacts, litter and debris.” -

in addition to the general management gui&elines, the Subarea Plan also addresses
specific issues for species evaluated for coverage under the MSCP. Issues for the
least Bell's vireo include: v ' «

“ ... appropriate succession of habitat, upland buffers for all known populations,
cowbird control, and specific measures to protect against detrimental edge effects to
this species; Any clearing of occupied habitat must occur between September 15 and
March 15 (i.e. outside of the nesting period)”.

The project site is outside of the mapped boundary of the MHPA and, therefore, does
not adversely affect the preserve design. The adequacy of the buffer proposed
between the sjte and the surrounding wetlands and impacts to vireos are addressed in
the Biological Resources discussion. A Biological Resources mitigation measure
would preciude clearing of occupied habitat during the breeding season.

The project is adjacent to the MHPA and isitherefore subject to specific land use
adjacency guidelines. These guidelines address drainage, lighting, noise, barriers,
invasive plants and brush management.

rainage ins: Drainage from the proposed driving range located adjacent to
the MHPA has the potential to impact the open space through release of toxins,
chemical, petroleum products and other harmful elements. All runoff from the project
will be directed to the onsite filtering/desilting basin in the southern area of the driving
range to intercept pollutants and sediments%rom the development prior to release into
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the open space. The lessee would maintain the drainage filter devices and private
storm drains to prevent build-up and failure of the system. This regular maintenance
would include dredging out of sediments and removal of exotic plant materials if
present. This maintenance is required as a mitigation measure.

Lighting; Night lighting of the developed areas (i.e., parking lots, sidewalks, buildings
and the driving range adjacent to the MHPA) shall be directed away from open space
areas or shall provide adequate shielding to prevent intrusion into open space areas.
The project proposes directional lighting and a landscaped perimeter berm to prevent
light from shining into the MHPA and adjacent open space. The adequacy of the
lighting design is further discussed in the Biological Resources discussion. City review
of construction plans to ensure that light are built as planned is a mitigation measure.

Noise: Mitigation for indirect-impacts to least Bell's vireos includes restricting onsite
grading during:the least Bell's vireo breeding season (March 15 through September
156) unless noise levels are less than 60 dBA Leq or do not increase existing noise
levels if they currently exceed 60 dBA Leg at occupied nests or breeding territory.
Noise monitoring, if construction occurs during the breeding season, is a mitigation
requirement. Noise associated with the operation of the proposed goif improvement
center would be limited and is discussed in the Biological Resources discusison.

Barriers: Barriers are sometimes required by the MHPA Adjacency Guidelines to
prevent public access and domestic animal predation from affecting the MHPA. The
project would install a six foot high chain link fence along the top of the perimeter
berm. The fence would serve as a physical barrier between the development and the
open space impeding access into the MHPA. Construction of the fence is a mitigation

measure.

Invasives: The proposed project would revegetate all manufactured slopes directly
adjacent to the MHPA with native plants. All non-native plant species would be
located internal to the project and inside the fence to be located on top of the
perimeter berm. No species considered to be invasive are proposed. :

. No brush management is necessary adjacent to the MHPA for
this project since no structures are proposed in the southern portion of the site.

Cultural ngougceg.

A cultural resources survey of the project area and record searches were conducted
by ASM Affiliates in January and October of 1998 to determine the presence or
absence of significant prehistoric and historic resources within the project boundaries.
A May 20, 1999 update from ASM documents indirect, visual impacts on Mule Hill.
The records searches from the San Diego Museum of Man and the South Coastal
Information Center at San Die?o State University and indicated that no archaeological
resources have been previously recorded within the project area. The project site was
surveyed on January 5, 1998. Intensive survey methods were employed throughout
the project area except where visibility was limited by existing developments, the
parking lot in the northern portion of the site and landscape debris south of the
Christmas tree nursery. No prehistoric or historic artifacts were identified during the
intensive survey. However, two historic resources are located near the project site: the
Sikes Adobe (SDI-12,650H) located to the west and the Mule Hill Site (CA-SDI-
12,649H) located to the southeast.
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reports include general biological surveys on site and in the vicinity of the project,
wetlands delineation and a least Bell's vireo survey (conducted in accordance with US

Fish and Wildlife Service protocol).

The entire 17.47-acre project site consists of disturbed habitat. Disturbed habitat
includes areas that have been cleared in the past and/or are still being used for
farming. The disturbed habitat onsite consists of a paved parking lot, areas of active
tree farming, muich piles, abandoned agriculture plots, and miscellaneous storage
facilities and buildings. Sensitive plant or animal species observed on site were limited
to foraging raptors (one northern harrier and. one redtail hawk). However, one sensitive
reptile, the orange throated whiptail, may potentially occur. Impacts to orange throated
whiptails have been mitigated city-wide by inclusion of their preferred habitat within the

MHPA.

Wetland habitat also surrounds the site to the west.(Kit Carson Creek), east and south
(Lake Hodges). These wetlands are linked with a large tract of wetlands associated
with Lake Hodges. Wetland habitat types adjacent to the site include alkali marsh,
freshwater marsh, riparian scrub and riparian wood!and. Typical species include black
willow, mulefat, ambrosia and cattail. ' .

A variety of sensitive bird species were observed in the offsite habitat: raptors (white-
tailed kite, American kestrel, great egret, snowy egret) and songbirds (least Bell's vireo
(a state and federally listed endangered species), yellow warbler and yellow breasted
chat). In addition, the MHPA boundary, which encompasses the Lake Hodges basin,
is located immediately to the south. :

The only listed species occurring adjacent to the site is the least Bell's vireo. The least
- Bell's vireo is both state and federally listed as endangered. Three territorial male
least Bell's vireo occur in the riparian habitat adjacent to the site. The yellow warbler
and the yellow-breasted chat were observed adjacent to the site in the western
drainage as well as adjacent to the site in the willow woodiand to the south.

The proposed project would result in direct impacts to disturbed habitats onsite. The
loss of 17.47 acres of disturbed areas including mulch piles, agricultural areas, tree
farm and ancillary buildings would not be considered a significant biological impact.
No direct impacts to offsite wetland habitats, nor to the least Bell's vireo, a state and
federally listed endangered species, would result from the proposed project.

Addiﬁonai mitigation measures require staking of the grading lifnits by a biological
monitor and revegetation/mitigation of unforeseen wetland impacts in accordance with
the City's Biology Guidelines.

The project could also result in indirect impacts to wetland habitat and sensitive
species during construction. Prior to grading, silt fences would be installed at the
perimeter of the site. In addition, if grading occurs during the least Bell's vireo
breeding season, the monitor would determine the location(s) of breeding territories
and monitor noise levels in these territories to ensure that construction noise in these
areas does not exceed 60 dB(A) or the ambient noise at the time, whichever is greater.

Long term indirect impacts to wetland vegetation in Kit Carson Creek south of the
channel improvements due to diversion of water from the driving range are not
potentially significant because this vegetation relies on groundwater rather than
surface water in the creek.
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function and value of the buffer and provide the physical barrier necessary to mitigate
“indirect impacts to below a level of significance. _

Yraffic/Circulation

A traffic study and parking analysis was prepared by Linscott, Law & Greenspan (LL.G)
Engineers, in August 1999 to determine and evaluate the traffic impacts on the local
circulation system due to the development of the proposed golf improvement center.
The project would generate a maximum of 1,200 ADT with 70 AM peak hour trips and
110 PM peak hour trips. The project generated traffic would not significantly impact -
the surrounding street system under the existing conditions plus project-generated
traffic, nor under community plan buildout plus project generated traffic conditions,
based on City of San Diego criteria. The addition of total project traffic to the buildout
volumes does not affect intersection Levels of Service (LOS) except for Via Rancho
Parkway/Sunset Drive, which falls from LOS B to LOS C in the PM peak hour.
However, the delay of 4.7 seconds is not considered significant and LOS C is an
acceptable Level of Service. In addition, the street segments v/c ratios remain
unchanged with the addition of project generated traffic. Traffic impacts are below a
level of significance, and mitigation would not be required.

- The proposed project provides adequate parking for the proposed uses. Although the
City of San Diego does not have a specific parking rate for the proposed uses, the
project provides 15 percent more parking spaces (a total of 106 spaces) than is
recommended for similar facilities by the United States Golf Association. Turning
movements at the eastern driveway along Sunset Drive. will be restricted to right-turns

-out only. - :
- Hydrol ater Quali

- A Preliminary Drainage/Water Quality Study was prepared for the proposed project in
June, 1999 by Rick Engineering to analyze storm water and urban runoff from the
project into the watershed of Lake Hodges. The study identifies the required runoff
control facilities necessary to protect the water quality of the lake by minimizing non-
point source pollution (including sediment) using best management practices.

Drainage from the parking lot and improvements proposed in the northern portion of
the site would be directed into 15-inch and 12-inch PVC drainage pipes which would
transport all onsite drainage to the to the filtering/desilting basin proposed in the
southwesterly corner of the driving range. The entire driving range is also designed to
sheet flow into the filtering/desilting basin which would prevent any runoff from draining
directly into Kit Carson Creek and Lake Hodges. The filtering basin would capture
initial storm run-off and irrigation flows, which carry the pollutants, for eventual
irrigation re-use. The filtering/desilting basin would aliow major storm flows into Kit
Carson Creek via a storm drain pipe outlet. Drainage into the MHPA would be .
mitigated by.construction of the filtering/desilting basin in the southwestern corner of
the driving range for poliutant control.

A combination of Best Management Practices (BMPs) are proposed to reduce
potential water quality impacts to Lake Hodges to below a level of significance. A
filtering/desiiting basin is proposed at the southwest corner of the site to avoid
significant impacts resulting from sediment and chemicals. During construction,
sediment would be trapped in the basin and removed on a daily basis in the event of
rain. After the project is constructed, the proposed grass-lined filtering/desilting basin
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facility would reduce potential water quality impacts from herbicides, pesticides and

. fertilizers to Lake Hodges by allowing polilutants to settle and filter through the
rock/gravel filter blanket layer. Filtered water would be stored in a deep well sump and
recycled for range irrigation. Through this facility, most of the irrigation water and initial
storm water runoff would be contained within the driving range. Construction and
maintenance of this facility is'a mitigation measure.

i
In addition, several measures are proposed to reduce potential water quality impacts
from the proposed berm to below a level of:significance. During construction, siit
fencing and sandbagging would be instailed around the perimeter of the berm and the
exterior of the graded berm would be jute-matted to control erosion. The exterior of
the berm would only be temporarily irrigated for establishment of the revegetation
landscaping. No supplemental fertilizers or chemicals would be used on the
landscaping on the exterior slopes of the berm. No grading would be performed during
the rainy season (November 15 through February 15) without special erosion control
measures approved by the City Engineer. -

The southern half of the project site is located within the 100 year floodplain of Kit
Carson Creek/Lake Hodges. The project has been designed to locate all buildings
outside of the area subject to inundation by the 100-year flood. The southern portion
of the driving range would be subject to inundation by the 100-year flood but since no
buildings or structures are proposed in this area, no significant flooding impacts would
occur., - . :

A HEC-2 analysis was completed to determine the need for flood control
improvements. Kit Carson Creek, located along the western perimeter of the project
site conveys storm runoff from a watershed extending to the north of the site after
running under North County Faire and Via Rancho Parkway. The existing main
channel of the creek is adequate for low flows only and overtops during large storm

¢ events, thus inundating portions of the site. The main channel for Kit Carson Creek
has been encroached in the past by the placement of fill on both sides of the channel,
resulting in the increased flow velocities that exist today. The report concludes that
existing velocities of up to 14 feet per second within the creek reach erosive levels in
major storm events, and can be mitigated by providing additional cross-sectional
channel area. This can be accomplished by constructing a side channel adjacent to
and east of the existing Kit Carson Creek channel - on the project site. The proposed
side channel is outside of the existing wetland area. The existing channel wouid
continue to convey low flows in the proposed condition. However, in a major storm
event, water from 100-year flood would overflow the eastern bank of the existing
channel and flow into the proposed side channel. Erosion of the bank would continue
until the stable eastern bank of the side channel is reached. This bank would be
protected by riprap to the north near Sunset Drive and erosion contro! matting to the
south. The erosion control matting would be planted with native riparian vegetation.

The Kit Carson Creek overflow side channel has been designed to convey water not
contained in the main channel during the 100-year storm event. In order to provide
adequate erosion control within the side channel, a minimum of 30% ground cover
must be achieved. This would be accomplished in accordance with mitigation that
ensures the an initial ground cover inspection would occur approximately six months
after the hydroseeding and planting phase of the overflow side channel construction,
and that a summary of the inspection and any growth-enhancement recommendations
would be made in writing and submitted to and reviewed by the Land Development
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C.

or température. or any change in
climate, either locally or regionally?

See B, ;

Hydrology/Water an!j:y. Will the proposal

result in:

1.

- floodplain; Se ro {Water Quali
Discussion.

Changes in currents, or the course or
direction of water movements, in either
marine or fresh waters? ‘
See Hyd ater Quali

Discussion, Wetlands wouid be

avoided.

Changes in absorption rates, drainage
patterns, or the rate and amount of
surface runoff?

The proposed develo ou

existing site conditions with constructio
erimeter berms, See R
droloay/W ality Discussio

Alterations to the course or fiow of
flood waters?

roject site is-located within a

Discharge into surface or ground waters,
or in any alteration of surface or ground.
water quality, including, but not limited -
to temperature, dissolved oxygen or '

turbidity? _
Proposed project would direct run-off
i a new filteri ilti asi

ou eries raina ipes fo

irrigation re-use, See Discussion

Discharge into surface or ground waters,
significant amounts of pesticides, ‘
herbicides, fertilizers, gas, oil, or other .
noxious chemicals?

See Discussion,

Change in deposition or erosion of beach
sands, or changes in siitation, deposition

or erosion which may modify the channel of
a river or stream or the bed of thg ocean’

or any bay, inlet or fake?

See Discussion



7.  Exposure of people or property to water
related hazards such as flooding?

See Discussion.

8.  Change in the amount of surface water
in any water body?

See Discussion,
D. Biology. Will the proposal result in:

1. Areduction in the number of any unique,
rare, endangered, sensitive, or fully
protected species of plants or animals?

bi ical resources 0 iéct site, -

See Biolc_)gy Discussion.

2. A substantial change in the diversity
of any species of animals or plants?
See D.1 "

3.  Introduction of invasive species of
plants into the area?
See D.1.

4. Interference with the movement of any
resident or migratory fish or wildiife
species?

See D1,

5.  Animpact on a sensitive habitat,
including, but not limited to streamside
vegetation, oak woodland, vernal pools,
coastal salt marsh, lagoon, wetland, or
coastal sage scrub or chaparral?

See D1,

6.  Deterioration of existing fish or
wildlife habitat?
See D.1 '

E. Noise. Will the proposal result in:

1. Asignificant increase in the
existing ambient noise levels?

No significant noise generated from
proposed recreational use,

2.  Exposure of people to'noise levels which
exceed the City's adopted noise
ordinance?






1. The prevention of future extraction of
sand and gravel resources?
Project site is outside the area
containi ignificant sand resou

and outside the alluvial plain classified
as MRZ-2 as identified by the California

jvision of Mines and Geglo o)
impacts anticipated.

2.  The conversion of agricultural land to
nonagricultural use or impairment of the
agricultural productivity of agricultural
land?

See Agricultural Resources Discussion.
4

Recreational Resources: Will the proposal

result in an impact upon the quality or

quantity of existing recreational
opportunities?

ropose velopment project would n
impact existing recreational area, JPA Coast-
to-Crest Trail incorporated into northern -
boundary of site plan.

Population. Will the proposal aiter the
planned location, distribution, density, or
growth rate of the population of an area?
Propo developme ject will no

- planned population densities.

Housing. Will the proposal affect existing
housing in the community, or create a demand
for additional housing?

Proposed development project will not impac
r create emand for additional housing in
the community,

Transportation/Circulation. Wil the proposal

result in;

1. Traffic generation in excess of specific/
community plan ailocation?
o significant increase i (o)
0 ecreational devel
ojec

2.  Anincrease in projected traffic which is
substantial in relation to the capacity of
the street system?

Proposed development project will pot

Yes

Maybe No

—_— X












R.

S.

T.

as a naturai canyon, sandstone bluff, rock
outcrop, or hillside with a slope in excess
of 25 percent? ' '

No such features on project site,
Cultural Resources. Will the proposal

result in:

1.  Alteration of or the destruction of a
prehistoric or historic archaeological
site? '

nitoring for potentia urfac

cultural resources will be required. See
Initial Study Discussion.

2.  Adverse physical or aesthetic effects to a
prehistoric or historic building, structure,
object, or site?

See Cultural Resources Discussion,

3.  Adverse physical or aesthetic effects to an
architecturally significant building,
structure, or object?

e Cultural Resourc iscussio

4.  Anyimpact to existing religious or
sacred uses within the potential
impact area?

jve A ican s_were ifie
duri ublic review for this project:
Cultural Resources Discussio

Egleonfolggicg] B'es_ou[ggs, Will the

proposal result in the loss of paleontological
resources? '

Quaternary Alluvium/Slope Wash, low

esource enti c a

Human Health/Public Safety. Wil the

proposal result in:

1. Creation of any health-hazard or
potential health hazard (excluding
mental health)?

s ject would not create a
ofential h hazards

2.  Exposure of people to potential
- heaith hazards?

No such hazards in project vicinity,

Yes  Maybe No
I
X
X
X
_ ox
. x
. x

X
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Airport Comprehensive Land Use Plan.

City of San Diego Zoning Maps

" FAA Determination

Natural Resources
City of San Diego Progress Guide and General Plan.

U.S. Department of Agriculture, Soil Survey - San Diego Area, Ca!iforn'ia. Part1and i,
December 1973.

California Department of Conservation - Division of Mines and Geology, Mineral Land

‘Classification.

Division of Mines and Geology, Special Report 1563 - Significant Resources Maps.

Recreational Resources

City of San Diego Progress Guide and General Plan.

Community Plan. _

Department of Park and Recreation

City of San Diego - A Plan for Equestrian Trails and Facilities, February 6, 1975.
City of San Diego - San Diego Regiona! Bicycling Map

City of San Diego - Open Space and Sensitivg Area PreserQation Study, July 1884.
Additionai Resources: Site visit - City Staff, 1998,

Population N/A

City of San Diego Progress Guide and General Plan.

Community Plan.

Series VIl Pobulation’ Forecasts, SANDAG.

Housing N/A

Transportation/Circulation

City of San Diego Progress Guide and General Plan.
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" Kennedy, Michael P., and Siang S. Tan, "Geology of Nationai City, Imperial Beach and

Otay Mesa Quadrangles, Southern San Diego Metropolitan Area, California,” Map
Sheet 29, 1977.

Site Specific Report:
T. Human Health/Public Safety
San Diego County Hazardous Materials Management Division
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X Site Assessment and Mitigation, Unauthorized Release Listing, Public Use Authorized
July 1999. ' '

Airport Comprehensive Land Use Pian Airport Land Use Planning Handbook.

Site Specific Report:

H:MSCKLSTs\B0466CKL WPD





