
 
 

 

DATE ISSUED: September 17, 2020 REPORT NO. PC-20-058 
  
HEARING DATE:            September 24, 2020 
 
SUBJECT: COSTA VERDE REVITALIZATION. Process Five Decision 
 
PROJECT NUMBER: 477943  
 
OWNER/APPLICANT: Regency Centers, L.P., and MetroPlan, LLC 
 
SUMMARY 
 

Issue(s):  Should the Planning Commission recommend to the City Council approval of a 
General Plan Amendment, Community Plan Amendment, Specific Plan Amendment; Planned 
Development Permit, Site Development Permit and Neighborhood Development Permit 
amending Planned Development Permit and Planned Commercial Development Permit; 
Vesting Tentative Map; and Public Right-of-Way and Easement Vacations that would allow for 
modifications of and additions to a 13.9-acre-site, currently developed with a retail and 
commercial shopping center, located at 8650 Genesee Avenue within the University 
Community Plan area? 

 
Staff Recommendation(s):   

 
1.  Recommend the City Council CERTIFY Environmental Impact Report No. 477943 (SCH 

No. 2016071031) and ADOPT Mitigation Monitoring, and Reporting Program (MMRP) 
and Findings and Statement of Overriding Considerations; and 

 
2. Recommend the City Council APPROVE General Plan Amendment, University 

Community Plan Amendment, Costa Verde Specific Plan Amendment No. 1677935, 
Site Development Permit No. 2413426,  Planned Development Permit No. 1677936, 
and Neighborhood Development Permit No. 2411303 amending Planned 
Development Permit No. 90-1109 and Planned Commercial Development Permit No. 
85-0783, Vesting Tentative Map No. 2411304, and Public Right-of Way Vacation No. 
2464871 and Easement Vacation No. 2413763 to add approximately 40,000 square 
feet of commercial office use; 360,000 square feet of research and development use; 
a 200-room hotel; and to vacate an existing public right-of-way of Esplanade Court, 
located at the northwest corner of Nobel Dr and Genesee Ave. 

 
Community Planning Group Recommendation:  Pending, as of the publication of this report, 

https://opendsd.sandiego.gov/Web/Projects/Details/477943
https://www.sandiego.gov/ceqa/final
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as the University Community Planning Group opted to wait for publication of the final EIR 
before voting. 
 
Environmental Review:   
An Environmental Impact Report (EIR), project No. 477943 (SCH No. 2016071031) has been 
prepared for the project in accordance with the State of California Environmental Quality Act 
(CEQA) Guidelines. A Mitigation, Monitoring, and Reporting Program (MMRP) has been 
prepared and will be implemented which will fully mitigate significant Noise impacts, but the 
project would result in significant and unmitigated impacts to Transportation/Traffic 
Circulation. All other impacts were determined to be less than significant. 

 
Fiscal Impact Statement:  None. All costs related to processing this project are covered by a 
deposit account maintained by the applicant. 

 
Code Enforcement Impact:  None. 

 
Housing Impact Statement 
 
The project site is designated Neighborhood and Community Commercial by the University 
Community Plan.  The community plan amendment would allow the reintroduction of visitor 
accommodations and addition of office and research and development uses on the project 
site. The project would not decrease or increase the amount of land designated for 
residential use and would; therefore, have a neutral impact on housing. The University 
Community Planning Area currently has approximately 27,000 residential units, including 
360 deed-restricted affordable units. 
 

 
BACKGROUND 
 
The project site is developed with the Costa Verde Shopping Center, constructed in conformance 
with the Costa Verde Specific Plan (CVSP) that was approved by the City of San Diego City Council on 
June 10, 1986. The CVSP applies to approximately 50 acres of land north of Nobel Drive, east of 
Regents Road, south of La Jolla Village Drive, and west of Genesee Avenue. The overall site contains 
a mix of residential, including a variety of multi-unit developments and a retirement community, and 
commercial/retail uses. The overall site is split by Costa Verde Boulevard, which runs north/south, 
generally in the center of the site. The west half is dominated by residential uses, while the east half 
is dominated by the Costa Verde Shopping Center, which is the subject of the actions before the 
Planning Commission.  
 
As discussed in more detail below in the General Plan/Community Plan discussion, the project site is 
located in the Central Subarea of the University Community. The areas immediately surrounding the 
CVSP include a variety of uses, including the Westfield UTC Shopping Center to the east; residential 
uses to the south and west, and residential, office, hotel, and commercial uses to the north. The Blue 
Line Trolley is under construction to the east of the site.  
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The CVSP intended for a mix of uses to be co-located on the entire site, which are consistent with 
the surrounding development. As the site has been built out over the past 35 years, the site has 
been developed consistent with that specific plan. As noted in more detail below, a plan amendment 
was approved that re-designated a portion of the specific plan from Visitor Commercial to High 
Density Residential, and allowed for a maximum of 2,740 dwelling units to be located within the 
CVSP, and removed a site anticipated for a hotel use.  
 
On March 26, 2015, the City of San Diego Planning Commission initiated an amendment to the 
University Community Plan and Costa Verde Specific Plan to increase neighborhood and community 
commercial use on the 13.9-acre site by 125,000 square feet; to redesignate one acre of the site 
from Neighborhood Commercial to Visitor Commercial to allow a hotel use; and any technical 
amendment that may be needed to implement the proposed amendments (Planning Commission 
Resolution No. PC-4676). As the project was presented to staff and the community, the applicant 
developed the final project scope that was analyzed in the project EIR. 
 
DISCUSSION 
 
Project Description: 
 
The Project entails the reconfiguration and expansion of the existing Costa Verde Center that 
provides neighborhood services, retail shops, restaurants, office, research and development uses, a 
hotel, and community gathering spaces. The Project proposes to retain the current amount 
(approximately 178,000 square feet [SF]) of commercial/retail uses, and add approximately 360,000 
SF of research and development (R&D), 40,000 SF of office uses, and re-designate an approximately 
one-acre portion of the Project site as Visitor Commercial to reintroduce a hotel use to the Costa 
Verde Specific Plan (CVSP) area to allow for a 200-room hotel. The hotel would be up to 10 stories in 
height and would encompass approximately 125,000 SF. The maximum building heights would be 
45 feet for commercial/retail structures, and 135 feet for commercial/office/research and 
development and hotel uses. The re-designation of the land use requires the approval of the 
General Plan, Community Plan, and Specific Plan amendments. The addition of the 360,000 SF of 
R&D and 40,000 SF of commercial office uses also require amendments to the Community Plan and 
Specific Plan.  
 
The northern portion of the center sits approximately 14 feet higher in elevation (approximately 360 
feet above mean sea level [AMSL]) than the southern portion of the site (approximately 350 feet 
AMSL, to approximately 335 feet AMSL). A uniform podium level of approximately 360 feet AMSL 
would be established across the entire site to provide a more cohesive experience and facilitate 
mobility throughout the site. The majority of parking would be provided beneath this podium level. 
At the southern portion of the site, the base of two commercial/retail structures would be located at 
an elevation similar to the existing ground elevation, but lower than the podium level, due to the 
difference in elevation across the site.    
 
The northern portion of the center would consist of a pedestrian-orientated promenade. The 
promenade would extend southward from a circular style cul-de-sac at the end of Esplanade Court, 
which is proposed to be vacated as a public street and be incorporated into the Costa Verde Center 
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as a private street. It would be lined with retail, restaurant, and office, research and development 
buildings, as well as a central lawn and gathering area, outdoor seating and dining areas, decorative 
planters, site furniture, landscaping, and accent paving. Elevators and stairs would provide 
connections to the Trolley Station platform.  
 
The southern portion of the center would be oriented around a surface parking lot. This area is 
intended for essential neighborhood services, such as a grocery store, pharmacy, and banks. 
Landscaping and sidewalks would be provided.   
 
The architecture of the center would consist of modern design and materials, consistent with the 
character of the community’s urban core. This would include clean lines and materials such as cast-
in-place concrete, fiber cement panels, metal panels, paint over smooth plaster, brick veneer, and 
wood siding. 
 
Required Actions: 
 
General Plan Amendment (GPA): A GPA is required to amend the land use designation of 
approximately one acre from Neighborhood Commercial to Visitor Commercial. Although no text 
and/or graphic changes to the General Plan would occur as part of this action, community plans are 
a component of the Land Use Element of the General Plan. 
 
Community Plan Amendment (CPA): A CPA is required to amend the land use designation as noted 
above and to add approximately 360,000 SF of research and development (R&D), 40,000 SF of office 
uses, and re-designate an approximately one-acre portion of the Project site as Visitor Commercial 
to reintroduce a hotel use to the Costa Verde Specific Plan (CVSP) area to allow for a 200-room 
hotel.. 
 
Specific Plan Amendment (SPA): A SPA is required to amend the land use designation as noted above 
and add approximately 360,000 SF of research and development (R&D), 40,000 SF of office uses, and 
re-designate an approximately one-acre portion of the Project site as Visitor Commercial to 
reintroduce a hotel use to the Costa Verde Specific Plan (CVSP) area to allow for a 200-room hotel. 
 
Site Development Permit (SDP): A Process 5 SDP is required in accordance with San Diego Municipal 
Code (SDMC) Section 126.0502 (e)(4) for development within the Airport Land Use Compatibility 
Overlay Zone proposing development that includes a rezone or land use plan approval. On April 30, 
2020, The San Diego Regional Airport Authority, which oversees the preparation of the MCAS Airport 
Land Use Compatibility Plan (ALUCP), completed their evaluation of the application and 
supplemental information provided by the City of San Diego.  The Airport Land Use Commission 
notified the City of San Diego that the application did not meet the criteria for their review as the 
City of San Diego is implementing the requirements of the ALUCP. 
 
Planned Development Permit (PDP): A PDP is required per SDMC Section 126.0602 for development 
that complies with the applicable land use plan but contains uses that are not permitted in the 
underlying base zone. The Project’s underlying base zone, RS-1-14 allows for single residential uses, 
and does not permit commercial, office, research and development, or hotels. Those uses do, 

https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division05.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division05.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division06.pdf
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however, comply with the community and specific plans. The community plan will be amended to 
specifically designate approximately one-acre of land as Visitor Commercial for the proposed hotel, 
which is a use that had been anticipated with the original CVSP. A PDP is also required to amend 
Planned Development Permit No. 90-1109 and Planned Commercial Development Permit (PCD 85-
0783), as the PCD is not a permit that the City utilizes anymore. The amendments to the General 
Plan, Community Plan, and Specific Plan would allow the hotel use, in addition to the commercial 
and office uses that are already consistent with the applicable land use plans.  
 
Neighborhood Development Permit (NDP): The project is proposing Tandem Parking. Because the 
project is not in a Residential Tandem Parking Overlay zone, an NDP is required in accordance with 
SDMC Section 126.0402(d) for commercial development proposing tandem parking as described in 
Section 142.0555(b).  
 
Vesting Tentative Map: A VTM is requested for the subdivision of the property, allowing for 4 lots and 
20 commercial condominiums. This is requested in accordance with SDMC Section 144.0201, and 
conditions are provided to ensure compliance with all of the applicable subdivision regulations.  
 
Public Right-of-Way Vacation: This vacation is requested pursuant to SDMC 125.0910 to vacate an 
existing public street (Esplanade Court) to the applicant/underlying fee owner. The vacation cannot 
be summarily granted, due to public utilities within the right-of-way, however the right-of-way does 
lie within one ownership and does not touch the property of another owner. An access easement 
will be provided to adjacent property to ensure that access to Genesee Avenue will be maintained. 
The adjacent property has access to another public street, Costa Verde Boulevard, that would not be 
impacted by any of this project actions.  
 
Easement Vacation: The applicant has requested that existing public service easements be vacated in 
accordance with SDMC Section 125.1010. In conjunction with the proposed right-of-way vacation, 
the easement vacation would privatize existing utilities within the current public right-of-way, and 
become privately owned and maintained.  
 
General Plan/Community Plan Analysis: 
 
The General Plan’s Land Use Element includes the City of Villages land use strategy.  Since the 
majority of the City is developed, infill development and redevelopment play an increasingly 
significant role in providing needed housing, jobs, and services in our communities.  The City of 
Villages strategy is intended to focus growth into mixed-use activity centers that are pedestrian-
friendly, centers of community, and linked to the regional transit system.  The strategy focuses on 
the long-term economic, environmental, and social health of the City and its many communities.  
Implementation of the City of Villages strategy is an important component of the City’s strategy to 
reduce local contributions to greenhouse gas emissions because the strategy makes it possible for 
larger numbers of people to make fewer and shorter auto trips.  The City of Villages strategy 
identifies several village types and their characteristics and includes Figure LU-1 which is the Village 
Propensity map (Attachment 3).  This map illustrates areas that already exhibit village characteristics 
and areas that may have a propensity to develop as village areas. 
 

https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art04Division02.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art05Division09.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art05Division10.pdf
https://www.sandiego.gov/sites/default/files/legacy/planning/genplan/pdf/generalplan/lu1vilprop.pdf
https://www.sandiego.gov/sites/default/files/legacy/planning/genplan/pdf/generalplan/lu1vilprop.pdf
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The project site is in an area with a high village propensity.  The project area is considered an Urban 
Village which is higher density/intensity areas located in subregional employment districts.  They are 
characterized by a cluster of more intensive employment, residential, regional and subregional 
commercial uses that maximize walkability and support transit.  Amendments to the University 
Community Plan (UCP) and the CVSP in the last several years have increased the allowed intensity of 
residential, commercial and industrial development in and around the Urban Node of the University 
Community.  The proposed revitalization of existing commercial services, reintroduction of visitor 
accommodations and addition of 400,000 square feet of office and research and development (R&D) 
uses would be consistent with the City of Villages strategy and the Economic Prosperity Element’s 
goals to both retain and grow employment uses within subregional employment areas. 
 
The project site is adjacent to the Mid-Coast Light Rail Transit (LRT) extension of the Blue Line Trolley 
and would have a direct connection to the UTC terminus station via new pedestrian bridges located 
south of Esplanade Court within the center median of Genesee Avenue. The proposed hotel, office 
and R&D use will have direct access to transit via the trolley and existing transit station on the 
ground level at UTC directly across Genesee Avenue providing connections to major employment 
areas such as Torrey  Pines Mesa, Campus Point, Eastgate Technology Park, Sorrento Valley and 
downtown.  The transit will also provide connections to the VA Medical Center, Scripps Memorial 
Hospital and the UC San Diego campus via trolley stops at the VA Medical Center and on the UC San 
Diego campus at Pepper Canyon and Voigt Drive.  
 
The redesign of the center will integrate pedestrian friendly connections to adjacent uses and the 
trolley to make walking a viable choice for nearby residents.  The center would convert an auto-
oriented environment to a safe and comfortable pedestrian environment consistent with the 
General Plan’s goals of creating walkable communities.  
 
The proposed community plan amendment would help provide additional quality job opportunities 
and secondary employment in an area where a significant investment in transit has been made. This 
in turn, would help increase employment within a Transit Priority Area, consistent with Climate 
Action Plan Strategies and would further the City’s trajectory towards meeting its goals to reduce 
greenhouse gas emissions. 
 
During the Planning Commission Hearing for the community plan amendment initiation, 
commissioners requested that the provision of on-site residential uses be analyzed. In early stages 
of the project design, 120 multi-family residential units were included as a potential future phase of 
the revitalization of the commercial center. The adopted community plan does not permit 
residential use within the shopping center. Instead it designates High Density Residential on the 
neighboring property in the Costa Verde Specific Plan. In September 2007, a community plan 
amendment re-designated the adjacent site within the specific plan from Visitor Commercial to High 
Density Residential. Over 70% of the land area in the Costa Verde Specific Plan is devoted to high-
rise residential use, allowing a maximum total of 2,740 dwelling units. Most of the residential units in 
the specific plan have been built with a portion currently being constructed.  
 
The area surrounding the shopping center represents one of the densest residential areas in the 
City of San Diego outside of downtown.  Approximately 18,000 dwelling units are within a 1-mile 
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radius of the Costa Verde Shopping Center and the transit stop in Genesee Ave. It is not anticipated 
that every project can or should include residential land uses to address regional housing needs. 
The proposed project, viewed as part of the UCP and CVSP, fulfills the region’s goals to balance 
residential and employment uses near transit. 
 
The project site is located in the Central Subarea of the University Community which is the most 
urban of the four subareas of the community.  The UCP identifies a portion the Central Subarea as 
an Urban Node which is characterized by a relatively high density, mixed use core in the area of La 
Jolla Village Drive and Genesee Avenue.  Activities such as retail, professional office, medium to high 
density residential and entertainment are currently concentrated within the Urban Node 
surrounding to the project site.  The UCP Central Subarea’s main objective is to improve the 
community’s urban form and cohesiveness as new construction activity continues.  Two previous 
amendments to the UCP and CVSP (Monte Verde & Westfield UTC) included improvements to the 
pedestrian realm along both La Jolla Village Drive and Genesee Avenue.  These improvements 
included wider sidewalks, trees, and landscaping, informal seating areas, as well as thoughtful and 
direct pedestrian connections into each project.  Architecture for both projects includes pedestrian 
oriented features at the ground level to help create a pedestrian friendly environment. 
 
The proposed project would be the last piece of the puzzle for the area along Genesee Avenue to 
design and create a cohesive urban environment with direct connections to surrounding uses and 
transit.  As mentioned previously, the redesign of the center would place less focus on functioning 
as an auto-oriented commercial center and create a mixed-use environment where walking, biking 
and transit become viable modes of transportation.  The proposed hotel, office and R&D uses would 
help balance the mix of uses within the Urban Node and be well served by the adjacent 
neighborhood, community and regional commercial uses as well as the trolley extension and transit 
center across the street at UTC. 
 
The University Community Plan Update began in 2018 and is anticipated to be complete in 2022. 
Although future land uses in and around the project site have not been formally determined, it is 
anticipated that the current mix of land uses would be retained, and the proposed amendment 
would not conflict with the community plan update. It is anticipated that residential capacity could 
be significantly increased as part of the community plan update through introduction of mixed-use 
land uses in five focus areas that have been identified in the process thus far. More information on 
the community plan update process can be found here: https://www.planuniversity.org  
 
Environmental Analysis: 
 
The project site is located in a fully developed area of the city. City staff analysis of the project 
identified the potential for the project to result in impacts to number of issues under CEQA, with 
significant impacts identified related to noise and transportation/traffic circulation. The project noise 
impacts can be fully mitigated. The project will also implement a number of mitigation measures 
related to transportation/traffic circulation which have been incorporated into the SDP/PDP/NDP for 
the project (Attachment 6). However, not all of the identified transportation/traffic circulation 
impacts can be mitigated to below a level of significance. Therefore, the applicant has provided Draft 
Candidate Finding’s and Statement of Overriding Consideration to allow the decision maker to adopt 

https://www.planuniversity.org/


 
- 8 - 

the Project with significant unmitigated and unavoidable direct impacts related to 
Transportation/Traffic Circulation (Attachment 10). 
 
Conclusion: 
 
Staff has reviewed the proposed Project and all issues identified through the review process have 
been resolved in conformance with adopted City Council policies and regulations of the Land 
Development Code. The Project meets all applicable regulations and policy documents, and staff 
supports the determination that the Project is consistent with the recommended land use plans, 
design guidelines, and development standards in effect for this site per the SDMC, the University 
Community Plan, the Costa Verde Specific Plan, and the General Plan. Thus, staff recommends the 
Planning Commission recommend to the City Council to approve the Project as proposed. 
 
ALTERNATIVES 
 
1. Recommend the City Council CERTIFY Environmental Impact Report No. 477943 (SCH No. 

2016071031) and ADOPT Mitigation Monitoring and Reporting Program (MMRP) and 
Findings and Statement of Overriding Considerations and APPROVE General Plan 
Amendment, University Community Plan Amendment, Costa Verde Specific Plan 
Amendment No. 1677935, Site Development Permit No. 2413426,  Planned Development 
Permit No. 1677936, and Neighborhood Development Permit No. 2411303 amending 
Planned Commercial Development Permit No. 90-1109, Vesting Tentative Map No. 2411304, 
and Public Right-of Way Vacation No. 2464871 and Easement Vacation No. 2413763, with 
modifications. 

 
2. Recommend the City Council NOT CERTIFY Environmental Impact Report No. 477943 (SCH 

No. 2016071031) and NOT ADOPT Mitigation Monitoring and Reporting Program (MMRP) 
and Findings and Statement of Overriding Considerations and DENY General Plan 
Amendment, University Community Plan Amendment, Costa Verde Specific Plan 
Amendment No. 1677935, Site Development Permit No. 2413426,  Planned Development 
Permit No. 1677936, and Neighborhood Development Permit No. 2411303 amending 
Planned Commercial Development Permit No. 90-1109, Vesting Tentative Map No. 2411304, 
and Public Right-of Way Vacation No. 2464871 and Easement Vacation No. 2413763, if the 
findings required to approve the project cannot be affirmed. 
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Using Geographic Information Systems (GIS), this figure shows existing areas 
that already exhibit village characteristics and areas that may have a propensity 
to develop as village areas based on having certain existing or planned 
characteristics; it does not take the place of site-specific planning. These 
characteristics include the location of parks, fire stations, transit routes, and 
existing and community plan designated land uses. Actual village locations 
will be designated in community plans with the input from recognized 
community planning groups and the use of locational criteria established 
under the policies section. Community plans will also house site-specific 
design guidelines to ensure the successful implementation of each site. 
Many community plans already identify sites suitable for mixed-use and 
provide extensive design and development policy guidance for development 
of those sites.

Figure LU-1
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CITY COUNCIL RESOLUTION NO.  __________  
SITE DEVELOPMENT PERMIT NO. 2413426, PLANNED DEVELOPMENT PERMIT NO. 1677936, 

and NEIGHBORHOOD DEVELOPMENT PERMIT NO. 2411303  
COSTA VERDE REVITALIZATION - PROJECT NO. 477943 

[MMRP] 

WHEREAS, Regency Shopping Centers, Limited Partnership, a California Limited Partnership, 

Owner/Permittee, filed an application with the City of San Diego for a Site Development Permit, 

Planned Development Permit, and Neighborhood Development Permit to reconfigure and expand 

an existing commercial shopping center known as the Costa Verde Revitalization project (Project), 

located at the northwest corner of Genesee Avenue and Nobel Drive in the RS-1-14 zone and the 

Community Plan Implementation Overlay Zone (CPIOZ) Type A within the Urban Node of the Central 

Subarea of the University Community Plan.  The project site is  legally described as: Lots 13 – 14 

inclusive of Costa Verde, City of San Diego, County of San Diego, State of California, According to 

Map thereof No. 12045, filed in the office of the County Recorder of San Diego County, April 18, 

1988; and 

WHEREAS, on September 24, 2020, the Planning Commission of the City of San Diego 

considered, Site Development Permit No. 2413426 (SDP), Planned Development Permit No. 1677936 

(PDP), and Neighborhood Development Permit No. 2411303 (NDP), and pursuant to Resolution No. 

XXXX-PC voted to recommend approval/disapproval  of the Permits; and

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

because this matter requires the City Council to act as a quasi-judicial body and where a public 

hearing was required by law implicating due process rights of individuals affected by the decision 

and where the Council was required by law to consider evidence at the hearing and to make legal 

findings based on the evidence presented; and 

ATTACHMENT 5



Page 2 of 7 
 

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 City Council, that it adopts the following findings with respect to Site 

Development Permit No. 2413426 (SDP), Planned Development Permit No. 1677936 (PDP), and 

Neighborhood Development Permit No. 2411303 (NDP): 

A. SITE DEVELOPMENT PERMIT [SDMC Section 126.0505] 

1. Findings for all  Site Development Permits: 

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

The approximately 14-acre site of the Costa Verde Center, which is located at the northwest corner 
of Nobel Drive and Genesee Avenue, is designated by the University Community Plan as 
Neighborhood Commercial and Community Commercial. To implement the Project, the following 
land use plan amendments would be required: 
 

• Re-designate approximately 1.0 acre from a Neighborhood Commercial to a Visitor 
Commercial land use designation in the community plan to allow a 200-room hotel 
and associated ancillary uses. 

 
• Amend the Development Intensity Element-Table 3 of the community plan. The table 

currently allows development of 178,000 square feet of Community/Neighborhood 
Commercial Uses. Approval of an amendment would permit the addition of a 200-
room hotel and 400,000 square feet of Research & Development/Office Uses. 

 
• Technical implementing amendments to the Costa Verde Specific Plan (CVSP) that 

are necessary to address permitted uses, zoning regulations, design guidelines or 
policies. 

 
• The proposal would also amend the General Plan as all changes to community plans 

are considered amendments to the citywide document.  
 
The Project, with the concurrent approval of amendments to the General Plan, University 
Community Plan and Costa Verde Specific Plan, will not adversely affect any of the long-range 
planning documents.  
 

• The Strategic Framework, Land Use & Community Planning Element, Economic 
Prosperity Element and Urban Design Element of the General Plan provide a series 
of goals and policies that guide the revitalization of Costa Verde Center.  The 
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elements promote redevelopment that efficiently combines a diversity of land uses, 
fosters mobility options particularly near transit stations and improves the local 
economy by expanding employment opportunities in the visitor industry, 
commercial retail services and technology sectors. 

 
• As evaluated in the Final Project EIR, Table 5.1.1, the proposed changes to Costa 

Verde Center are in conformance with the University Community Plan with approval 
of the amendments. The site is within the Urban Node of the Central Subarea, one of 
four subareas identified by the community plan. The Central Subarea is “one of the 
major residential, commercial and office nodes in the City”.  

 
The amendment, which provides for a hotel, restores the original vision of the 1986 
Specific Plan, which included a hotel within the planning area until 2007. In the last 
several decades, the growth of visitor-serving accommodations in the University 
Community has not kept pace with the demand. The five hotels in the University 
Town Center (UTC) submarket have consistently out-performed the national annual 
occupancy for the United States during the last six years, despite the newest hotel in 
the area opening in 1989. A new hotel at Costa Verde Center would support visitors 
to the surrounding community, University of California San Diego (UCSD), Scripps 
Research, the Birch Aquarium, the expanding bio-tech/research & development 
sector, and the Veterans Affairs (VA) Medical Center. 

 
• The CVSP implemented many of the Smart Growth concepts that decades later 

became the cornerstone of the Strategic Framework Element. The proposed Project 
represents an update of the underlying concepts of the plan. One which reflects 
current conditions including the soon to be opened Mid-Coast Trolley Terminus 
Station immediately next to the site above Genesee Avenue, the growing demand in 
the technology/bio-technology service sector for clustered space and the changing 
nature of retailing. Although an expansion of commercial retail uses is not being 
proposed, the re-configuration of the center allows for a revised mix of existing and 
new community/ neighborhood tenants. Approval of the proposal furthers the CVSP 
goal to: “Provide a complete range of goods and services for the residents of the 
University community.” 

 
In accordance with Municipal Code Section 126.0502 (e) (4), a Site Development Permit is required if 
development within the Airport Land Use Compatibility Overlay Zone requests a rezone or land use 
approval. The application for the Costa Verde Center Revitalization requires amending several land 
use plans (General Plan, University Community Plan, and Costa Verde Specific Plan) in order to 
implement the project as proposed. 
 
The purpose of the Airport Land Use Compatibility Overlay Zone is to implement adopted Airport 
Land Use Compatibility Plans (ALUCP), in accordance with state law, as applicable to property within 
the City. The intent of these supplemental regulations is to ensure that new development or 
expansion of existing development located within an Airport Influence Area (AIA) is compatible with 
respect to airport-related noise, public safety, airspace protection, and aircraft overflight areas. This 
overlay zone applies to properties such as the project site that are located within an AIA as identified 
in an adopted ALUCP for a public use or military airport. 
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The Marine Corps Air Station (MCAS) Miramar airfield is approximately two miles from the project 
site and located within the AIA for MCAS Miramar. The Project area is within “Review Area 2” , which 
consists of locations that are within the airspace protection and/or overflight areas on the 
associated maps in the MCAS Miramar Airport Land Use Compatibility Plan (ALUCP). Since the site is 
within the overflight area for MCAS Miramar, the Project would be subject to review under FAA Part 
77 Noticing Area requirements. Building height and obstruction restrictions apply around the 
installation to ensure that no object would interfere with the safe operation of aircraft or impact the 
air installation operations. The ALUCP contains criteria for determining airspace obstruction 
compatibility. The FAA issued a Determination of No Hazard to Air Navigation on March 26, 2020.  
 
Issues in Review Area 2 include projects that create objects in a High Terrain Zone, projects that 
create electrical or visual hazards to airplanes in flight, and projects that have the potential to cause 
an increase in birds or wildlife. The Project site is not located within a High Terrain Zone. The Project 
also does not propose uses that would create electrical hazards to aircraft, and it does not propose 
the use of neon lights that could be mistaken for airport lighting or interfere with night vision 
goggles used by military pilots. The Project does not include large water features or propose uses 
that would attract wildlife such as birds that would interfere with aircraft operations. Based on 
mandatory compliance with FAA regulatory criteria, potential impacts from aircraft-related hazards 
were concluded to be less than significant.  
 
The Project site is located outside of the 60 CNEL noise contour as shown on the Compatibility Policy 
Map: Noise of the MCAS Miramar ALUCP. Noise levels from the airport were incorporated into 
transportation noise levels for on-site noise-sensitive land uses and impacts were evaluated as to 
being less than significant. 
 
On April 30, 2020, The San Diego Regional Airport Authority, which oversees the preparation of the 
MCAS Airport Land Use Compatibility Plan (ALUCP), completed their evaluation of the application 
and supplemental information provided by the City of San Diego.  The Airport Land Us Commission 
notified the City of San Diego that the application did not meet the criteria for their review as the 
City of San Diego is implementing the requirements of the ALUCP. 
 
 

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

 
The Project will not be detrimental to the public health, safety, and welfare because the permits 
controlling the development and use of the site requires compliance with City codes, policies, 
regulations and other regional, state and federal regulations. Construction plans will be reviewed by 
City Staff to ensure compliance with all building code regulations. All Uniform Building, Fire, 
Plumbing, Electrical and Mechanical Code regulations and permitting requirements governing the 
construction and continued operation of the development apply to this Project.  The Project will be 
inspected by certified building and engineering inspectors to assure construction is in accordance 
with approved plans and regulations. 
 
The Project is required to comply with seismic requirements of the California Building Code. 
Implementation of proper engineering design and utilization of standard construction practices 
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(including recommendations contained with the Geotechnical Investigation) verified at the building 
permit stage would ensure that the potential for impacts from regional geologic hazards, including 
fault rupture would be less than significant. 
 
The Project Environmental Impact Report (EIR) identified tha the project could result in significant 
impacts to both noise and traffic. Mitigation measures have been identified and will be implemented 
with the project to avoid (noise) or reduce (traffic) impacts.  
 
The Project is subject to the Federal Aviation Regulation, Part 77 which requires that projects submit 
applications to the Federal Aviation Administration to determine if the proposed buildings would be 
a hazard to air navigation. The FAA issued a Determination of No Hazard to Air Navigation on March 
26, 2020. 
 
 For the above cited reasons, the development will not be detrimental to the public, health, safety 
and welfare. 
 

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

 
The proposed development is governed by several long-range planning documents (the General 
Plan, University Community Plan and Costa Verde Specific Plan), the Land Development Code, 
several implementing discretionary permits (Planned Development Permit, Site Development 
Permit, Neighborhood Use Permit), a Vesting Tentative Parcel Map and Public Right-of-Way 
Easement Vacation.  
 
The Costa Verde Specific Plan has regulatory controls and development guidelines for the site and 
surrounding residential community, beginning with the earliest site approvals in 1986.  The existing 
mixed-used community could not have been achieved in strict conformance with the existing base 
zone which is intended for single-family homes.   
 
The existing base zone for the site (Residential-Single Unit Zone, RS-1-14) and overlay zones (Airport 
Land Use Compatibility Overlay Zone, the Community Plan Implementation Overlay Zone (CPIOZ-A), 
the Parking Impact Overlay Zone and the Residential Tandem Parking Overlay Zone) are part of the 
Land Development Code. These regulations are further supplemented by the Costa Verde Specific 
Plan which allows for a more tailored approach to the proposed Project.  
 
The Specific Plan notes that “Should any inconsistency arise between the development regulations 
of the base zone or the general regulations of the Municipal Code and the development guidelines 
of the Costa Verde Specific Plan and/or any implementing Planned Development Permit, the 
guidelines of the Specific Plan and/or Planned Development Permits shall govern over those of the 
base zone, the General Regulations of the Municipal Code (Chapter 14) or Land Development 
Procedures (Chapter 11).”  
 
A Planned Development Permit is required to implement the development standards contained in 
the proposed CVSP amendment. The Project has been reviewed by City Staff for conformance with 
the Land Development Code including the Landscape Regulations and Parking Regulations and 
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complies with both portions of the Municipal Code. Implementation of the design standards of the 
Specific Plan are subject to conformance with the CPIOZ-A.  As the project would conform to the 
applicable policies and standards of the CVSP (as amended) and Municipal Code, no variances or 
deviations from the Land Development Code are required. As amended, the Specific Plan provides 
design guidelines which can be implemented by a Planned Development Permit, without any 
deviations.   
 
B.  PLANNED DEVELOPMENT PERMIT [SDMC Section 126.0605] 

1. Findings for all Planned Development Permits: 

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

See above for Site Development Permit  Finding A.1.a. 

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

See above for Site Development Permit Finding A.1.b. 

c. The proposed development will comply with the regulations of the Land 
Development Code including any proposed deviations pursuant to Section 
126.0602(b)(1) that are appropriate for this location and will result in a more 
desirable project than would be achieved if designed in strict conformance 
with the development regulations of the applicable zone, and any allowable 
deviations that are otherwise authorized pursuant to the Land Development 
Code.. 

 
See above for Site Development Permit Finding A.1.c. 

C.  NEIGHBORHOOD DEVELOPMENT PERMIT SDMC Section 126.0404 

1. Findings for all Neighborhood Development Permits: 

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

See above for Site Development Permit  Finding A.1.a. 

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

See above for Site Development Permit Finding A.1.b. 

c. The proposed development will comply with the regulations of the Land 
Development Code including any allowable deviations pursuant to the Land 
Development Code. 
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See above for Site Development Permit Finding A.1.c. 

The above findings are supported by the minutes, maps and exhibits, all of which are 

incorporated herein by this reference. 

[APPROVED] BE IT FURTHER RESOLVED, that Site Development Permit No. 2413426 (SDP), 

Planned Development Permit No. 1677936 (PDP), and Neighborhood Development Permit No. 

2411303 (NDP),  is granted to Regency Shopping Centers, Limited Partnership, a California Limited 

Partnership, Owner/Permittee, under the terms and conditions set forth in the attached permit 

which is made a part of this resolution, and contingent upon final passage of R-__________ approving 

amendments to the General Plan, University Community Plan, and Costa Verde Specific Plan. 

[DENIED] BE IT FURTHER RESOLVED, that Site Development Permit No. 2413426 (SDP), 

Planned Development Permit No. 1677936 (PDP), and Neighborhood Development Permit No. 

2411303 (NDP),  is denied. 
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RECORDING REQUESTED BY 
CITY OF SAN DIEGO 

DEVELOPMENT SERVICES  
PERMIT INTAKE, MAIL STATION 

501 

WHEN RECORDED MAIL TO 
CITY CLERK 

MAIL STATION 2A 

INTERNAL ORDER NUMBER: 24006554 SPACE ABOVE THIS LINE FOR RECORDER'S USE 

SITE DEVELOPMENT PERMIT NO. 2413426, PLANNED DEVELOPMENT PERMIT NO. 1677936, AND  
NEIGHBORHOOD DEVELOPMENT PERMIT NO. 2411303 to AMEND PLANNED DEVELOPMENT PERMIT 

NO. 90-1109 and PLANNED COMMERICAL DEVELOPMENT PERMIT NO. 85-0783 

COSTA VERDE REVITALIZATION - PROJECT NO. 477943 MMRP 
CITY COUNCIL 

This Site Development Permit No. 2413426, Planned Development Permit No. 1677936, and 
Neighborhood Development Permit No. 2411303 amending Planned Development Permit  No. 90-
1109 and Planned Commercial Development Permit 85-0783 is granted by the Council of the City of 
San Diego to Regency Centers, Limited Partnership, a California Limited Partnership, 
Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] sections 126.0502, 126.0602 and 
126.0402. The 13.9-acre site is located on the north west corner of Nobel Drive and Genesee 
Avenue, in the RS-1-14 Zone within the Costa Verde Specific Plan area of the University Community 
Plan. The project site is legally described as: Lots 13 – 14 inclusive of Costa Verde, City of San Diego, 
County of San Diego, State of California, According to Map thereof No. 12045, filed in the office of 
the County Recorder of San Diego County, April 18, 1988. 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to remodel an existing neighborhood commercial shopping center described and 
identified by size, dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] 
dated XXXXX XX, 2020, on file in the Development Services Department. 
The project shall include: 

a. Reconfiguration and expansion of an existing 178,000-square foot commercial shopping
center. Expansion to include the addition of approximately 40,000 square feet of
commercial office, 360,000 square feet of research and development uses, and the
addition of a 10-story, 200-room hotel, comprised of approximately 125,000-square feet
on the 13.9acre property;

b. Landscaping (planting, irrigation and landscape related improvements);

c. Off-street parking;
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d. Site walls, fences, walkways, and exterior lighting; and

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

STANDARD REQUIREMENTS: 

1. This permit must be utilized within thirty-six (36) months after the date on which all rights of
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1
of the SDMC within the 36-month period, this permit shall be void unless an Extension of Time has
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable
guidelines in effect at the time the extension is considered by the appropriate decision maker. This
permit must be utilized by XXXXX XX, 2023.

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

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

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

3. 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.

4. 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.

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

6. Issuance of this Permit by the City of San Diego does not authorize the 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.).

7. 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
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may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  

8. 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.

9. 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.

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. 

10. 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 Owner/Permittee.

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

ENVIRONMENTAL/MITIGATION REQUIREMENTS: 
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12. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRP] 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. 477943, 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. 477943, 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:

Noise, Transportation/Circulation 

WASTE MANAGEMENT PLAN REQUIREMENTS: 

15. The Owner/Permittee shall comply with the Waste Management Plan dated January 2020 and
shall be enforced and implemented to the satisfaction of the Environmental Services Department.

CLIMATE ACTION PLAN REQUIREMENTS: 

16. Owner/Permittee shall comply with the Climate Action Plan (CAP) Consistency Checklist
stamped as Exhibit "A." Prior to issuance of any construction permit, all CAP strategies shall be noted
within the first three (3) sheets of the construction plans under the heading “Climate Action Plan
Requirements” and shall be enforced and implemented to the satisfaction of the Development
Services Department.

AIRPORT REQUIREMENTS: 

17. Prior to issuance of construction permit, the Owner/Permittee shall provide a valid
"Determination of No Hazard to Air Navigation" issued by the Federal Aviation Administration [FAA].

ENGINEERING REQUIREMENTS: 

18. Prior to issuance of the Certificate of Occupancy, the Owner/Permittee shall dedicate an
additional Right-of-Way, east of the existing driveway, to provide a 14-foot curb-to-property-line
distance, adjacent to the site on Nobel Drive and Genesee Avenue, satisfactory to the City Engineer.

19. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and
bond the construction of a new City standard 26-foot driveway, adjacent to the site on Nobel Drive,
satisfactory to the City Engineer.

20. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and
bond the construction of a new City standard 30-foot driveway, adjacent to the site on Genesee
Avenue, satisfactory to the City Engineer.
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21. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and
bond the construction of a new City standard 24-foot driveway, adjacent to the site on Genesee
Avenue, satisfactory to the City Engineer.

22. Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and
bond to reconstruct the existing curb with City Standard curb and gutter, adjacent to the site on
Genesee Avenue at the right-turn pocket only, satisfactory to City Engineer.

23. Prior to the issuance of any building permits, the Owner/Permittee shall assure by permit and
bond the replacement of the existing sidewalk with current City Standard 12 foot wide sidewalk,
maintaining the existing sidewalk scoring pattern and preserving the contractor's stamp, adjacent to
the site on Nobel Drive and Genesee Avenue, satisfactory to the City Engineer.

24. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and
bond, to reconstruct two existing curb ramps, per exhibit 'A', with current City Standard directional
curb ramps Standard Drawing SDG-130 and SDG-132 with Detectable/Tactile Warning Tile, on
Genesee Avenue, satisfactory to the City Engineer.

25. Prior to the issuance of any building permit, the Owner/Permittee shall obtain an
Encroachment Maintenance Removal Agreement for all enhanced pavers, street trees, landscape
and irrigation located in the City's right-of-way, satisfactory to the City Engineer.

26. The drainage system proposed for this development, as shown on the site plan, is subject to
approval by the City Engineer.

27. Prior to the issuance of any building permit, the Owner/Permittee shall privatize public storm
drainpipes on Esplanade Court, satisfactory to the City Engineer.

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

29. The project proposes to export 198,014 cubic yards of material from the project site. All
excavated material listed to be exported, shall be exported to a legal disposal site in accordance with
the Standard Specifications for Public Works Construction (the "Green Book"), 2015 edition and
Regional Supplement Amendments adopted by Regional Standards Committee.

30. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any
construction Best Management Practices necessary to comply with Chapter 14, Article 2, Division 1
(Grading Regulations) of the SDMC, into the construction plans or specifications.

31. Prior to the issuance of any construction permit, the applicant shall submit a Technical Report
that will be subject to final review and approval by the City Engineer, based on the Storm Water
Standards in effect at the time of the construction permit issuance.
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32. Prior to the issuance of any building permit, the Owner/Permittee shall enter into a
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City
Engineer.

33. Development of this project shall comply with all storm water construction requirements of
the State Construction General Permit, Order No. 2009-0009DWQ, or subsequent order, and the
Municipal Storm Water Permit, Order No. R9-2013-0001, or subsequent order. In accordance with
Order No. 2009-0009DWQ, or subsequent order, a Risk Level Determination shall be calculated for
the site and a Storm Water Pollution Prevention Plan (SWPPP) shall be implemented concurrently
with the commencement of grading activities.

34. Prior to issuance of a grading or a construction permit, a copy of the Notice of Intent (NOI) with
a valid Waste Discharge ID number (WDID#) shall be submitted to the City of San Diego as a proof of
enrollment under the Construction General Permit.  When ownership of the entire site or portions
of the site changes prior to filing of the Notice of Termination (NOT), a revised NOI shall be
submitted electronically to the State Water Resources Board in accordance with the provisions as set
forth in Section II.C of Order No. 2009-0009-DWQ and a copy shall be submitted to the City.

LANDSCAPE REQUIREMENTS: 

35. Prior to issuance of any grading permit, the Owner/Permittee shall submit complete
construction documents for the revegetation and hydro seeding of all disturbed land in accordance
with the City of San Diego Landscape Standards, Storm Water Design Manual, and to the satisfaction
of the Development Services Department. All plans shall be in substantial conformance to this
permit (including Environmental conditions) and Exhibit "A," on file in the Development Services
Department.

36. Prior to issuance of any public improvement permit, the Owner/Permittee shall submit
complete landscape construction documents for right-of-way improvements to the Development
Services Department for approval. Improvement plans shall show, label, and dimension a 40-square-
foot area around each tree which is unencumbered by utilities. Driveways, utilities, drains, water and
sewer laterals shall be designed so as not to prohibit the placement of street trees.

37. Prior to issuance of any construction permit (including shell), the Owner/Permittee shall
submit complete landscape and irrigation construction documents, which are consistent with the
Landscape Standards, to the Development Services Department for approval. The construction
documents shall be in substantial conformance with Exhibit "A," Landscape Development Plan, on
file in the Development Services Department. Construction plans shall provide a 40-square-foot area
around each tree that is unencumbered by hardscape and utilities unless otherwise approved per
§142.0403(b)5.

38. In the event that a foundation only permit is requested by the Owner/Permittee, a site plan or
staking layout plan, shall be submitted to the Development Services Department identifying all
landscape areas consistent with Exhibit "A," Landscape Development Plan, on file in the
Development Services Department. These landscape areas shall be clearly identified with a distinct
symbol, noted with dimensions, and labeled as “landscaping area.”
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39. The Owner/Permittee shall be responsible for the maintenance of all landscape improvements
shown on the approved plans, including in the right-of-way, unless long-term maintenance of said
landscaping will be the responsibility of another entity approved by the Development Services
Department. All required landscape shall be maintained consistent with the Landscape Standards in
a disease, weed, and litter free condition at all times. Severe pruning or "topping" of trees is not
permitted.

40. If any required landscape (including existing or new plantings, hardscape, landscape features,
etc.) indicated on the approved construction documents is damaged or removed, the
Owner/Permittee shall repair and/or replace in kind and equivalent size per the approved
documents to the satisfaction of the Development Services Department within 30 days of damage or
Certificate of Occupancy.

PLANNING/DESIGN REQUIREMENTS: 

41. 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.

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

43. All signs associated with this development shall be consistent with sign criteria established by
either the approved Exhibit “A” or City-wide sign regulations.

44. All private outdoor lighting shall be shaded and adjusted to fall on the same premises where
such lights are located and in accordance with the applicable regulations in the SDMC.

45. The Owner/Permittee may not convert the research and development designated land use
into multi-tenant office space or any other use authorized by the Costa Verde Specific Plan is such
conversion would result in overall trip generation for the 360,000 sq. ft. designated as research and
development that exceeds  8 average daily trips / ksf of Gross Floor Area.

TRANSPORTATION REQUIREMENTS 

46. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond the construction of a one-way cycle track along Nobel Drive from Genesee Avenue to
Regents Road as shown on Exhibit “A”), satisfactory to the City Engineer.
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47. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond the reconfiguration of the eastbound approach of the Genesee Avenue/Esplanade Court
intersection to provide two dedicated left-turn lanes, a through lane, and a dedicated right-turn lane;
install an eastbound right-turn overlap phase; and modification of the traffic signal in conjunction
with the changed lane designations, satisfactory to the City Engineer. These improvements shall be
completed and operational prior to first occupancy.

48. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond the upgrade and/or repair of the signal interconnect communications, detection, and
controller equipment on Genesee Avenue between Esplanade Court and Governor Drive,
satisfactory to the City Engineer.  These improvements shall be completed and operational prior to
first occupancy.

49. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond the installation of a traffic signal to allow for protected northbound left turns at the
Genesee Avenue/State Route 52 westbound ramps intersection, satisfactory to Caltrans and the City
Engineer.

50. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond the installation at the Genesee Avenue/SR 52 eastbound ramps intersection of a right-turn
overlap phasing on the westbound approach and associated traffic signal modification, satisfactory
to Caltrans and the City Engineer.

51. Prior to the issuance of the first building permit, Owner/Permittee shall prepare a
Transportation Demand Management Program for the site, to include at a minimum the following
measures:

• To encourage the use of transit, the project will provide a 25% transit subsidy to hourly
employees working on the property. The subsidy value will be limited to the equivalent value
of 25% of the cost of an MTS “Regional Adult Monthly/30-Day Pass” (currently $72 for a
subsidy value of $18 per month).  Subsidies will be available to 75% of the hourly employees.
The subsidy will be offered at the Opening Day of the project and will be provided for a
period of three (3) years.

• Charge salaried employees market-rate for single-occupancy vehicle parking and provide
reserved, discounted, or free spaces for registered carpools or vanpools

• Provide carpool/vanpool parking spaces as part of the overall project parking requirements
at the project site. These spaces will be signed and striped “carpool/vanpool only.”

• Provide showers and locker facilities located within the parking structure adjacent to the
security office, as shown on Exhibit “A.”

• Maintain an employer network in the SANDAG iCommute program for all tenants/employees
• Provide on-site carsharing and/or bike sharing.
• Provide transit pass sales at the site’s concierge.
• Provide a shuttle for workers in the research and development and office buildings to access

other properties within the community that are owned by the same entity. If a public zero-
emission shuttle is established in the community in the future, provide a stop within the
project site.
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• Implement smart parking technologies to provide real-time space availability,
carpool/vanpool priority, and the option to reserve spaces in advance.

• Install micromobility parking to accommodate a variety of micromobility forms, near the
elevators to the trolley.

• Provide additional bicycle and micromobility amenities, such as tire pump/repair stands as
well as electric bike and scooter charging stations.

• Consider enhanced wayfinding investments as part of the final design process.

The Transportation Demand Management Program shall state that all measures will be 
implemented at first occupancy. These measures will be monitored by Owner/Permittee for a period 
of no less than 3 years with surveys and traffic counts taken annually with a report provided to the 
City Engineer.  

52. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond to restripe the westbound approach at the Genesee Avenue/Decoro Street intersection to
include a shared through left-turn lane and an exclusive right-turn lane, along with associated traffic
signal modifications, satisfactory to the City Engineer. These improvements must be completed and
operational prior to first occupancy.

53. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond to widen the westbound approach to provide a dedicated left-turn lane and restripe the
northbound approach to provide a dedicated right-turn at the Costa Verde Boulevard/Loop Road
(South) intersection, satisfactory to the City Engineer.  These improvements must be completed and
operational prior to first occupancy.

54. Prior to the issuance of the first building permit, the Owner/Permittee shall assure by permit
and bond to restripe the southbound approach to provide a dedicated right-turn lane, with
associated signal modification at the intersection of Nobel Drive/Costa Verde Boulevard, satisfactory
to the City Engineer. These improvements must be completed and operational prior to first
occupancy.

GEOLOGY REQUIREMENTS: 

55. Prior to the issuance of any construction permits (either grading or building), the Owner/
Permittee shall submit a geotechnical investigation report or update letter prepared in accordance
with the City's "Guidelines for Geotechnical Reports" that specifically addresses the proposed
construction plans. The geotechnical investigation report or update letter shall be reviewed for
adequacy by the Geology Section of the Development Services Department prior to issuance of any
construction permits.

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

PALEONTOLOGY REQUIREMENTS: 
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57. Prior to issuance of any construction permits, including but not limited to, the first Grading
Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice to Proceed for
Subdivisions, but prior to the first preconstruction meeting, whichever is applicable, the Assistant
Deputy Director (ADD) Environmental designee shall verify that the requirements for Paleontological
Monitoring have been noted on the appropriate construction documents in “verbatim” as
referenced in the City of San Diego Land Development Manual for Paleontological Resources.
58. The applicant shall submit a letter of verification to Mitigation Monitoring Coordination
(MMC)/Environmental Designee (ED) identifying the Principal Investigator (PI), Monitors, and all
persons for the project and the names of all persons involved in the paleontological monitoring
program, as identified in City of San Diego Land Development Manual for Paleontological Resources.

59. MMC/ED will provide a letter to the applicant confirming the qualifications of the PI, Monitors,
and all persons involved in the paleontological monitoring of the project. Professional Qualifications
shall meet the following standards:

a) The Principal Investigator (PI) should have a Ph.D. or M.S. in a field related to
paleontology, such as geology or biology with an emphasis in paleobiology. Four
cumulative years of full-time professional field, research, and museum experience in
working with the geological formations of Southern California is required. Two of the
four years must be in a supervisory capacity (crew chief or above).

b) Paleontological Monitors should have a B.S. in a field related to paleontology, such
as geology or biology with an emphasis in paleobiology. Two cumulative years of full-
time professional field, research, and museum experience in working with the
geological formations of Southern California is required.

60. Prior to the start of work, the applicant shall obtain approval from MMC for any personnel
changes associated with the monitoring program.

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS: 

61. Prior to issuance of any Construction Permit, any private improvements within the public ROW
(including but not limited to: landscaping, enhanced paving, private non-irrigation utilities, or
structures of any kind) that could inhibit the City's right to access, maintain, repair, or replace its
public water and sewer utilities must be removed unless the Owner/Permittee has a City approved
County Recorded Encroachment and Maintenance Removal Agreement (EMRA) which authorizes
that specific private improvement to be placed in that specific location.

62. Prior to issuance of the first Construction Permit, any damages caused to the City of San
Diego's public water and sewer facilities, which are due to the activities associated with this project,
shall be repaired or reconstructed by the Owner/Permittee in a manner satisfactory to the Public
Utilities Director and the City Engineer in accordance with Municipal Code section 142.0607.
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63. Prior to the issuance of any Construction Permit, the Owner/Permittee shall ensure that all
associated easements have been dedicated or vacated as provided for in Exhibit “A”.

INFORMATION ONLY: 

• 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 Council of the City of San Diego on XXXXX XX,2020, by Resolution No. _____. 
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PDP No. 1677936, SDP 2413426 & NDP No. 2411303 
Date of Approval: XXXXX XX, 2020 

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT 

_____________________________________ 
Martha Blake 
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. 

Regency Centers, Limited Partnership 
Owner/Permittee  

By _________________________________ 
John Murphy 
Managing Member 

NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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CITY COUNCIL RESOLUTION NUMBER R-_______ 
VESTING TENTATIVE PARCEL MAP NO. 2411304, 

PUBLIC RIGHT-OF-WAY VACATION NO. 2464871, and EASEMENT 
VACATION No. 2413763 

COSTA VERDE REVITALIZATION – PROJECT NO. 477943 [MMRP] 

WHEREAS, REGENCY CENTER, L.P., a Florida limited partnership, Subdivider, and Kimley-Horn 

and Associates, Inc. Civil Engineer/Surveyor, submitted an application to the City of San Diego for 

Vesting Tentative Parcel Map (Map),Public Right-of Way Vacation, and Easement Vacation to 

subdivide an approximately 13.9-acre site with two (2) existing lots into four (4) lots for the 

reconfiguration and expansion of an existing 178,000-square-foot commercial shopping center to 

include a 200-room hotel,  360,000 square feet of Research & Development, and 40,000 square feet 

of Office use for the Costa Verde Revitalization project (project). The project site is located at the 

northwest corner of Nobel Drive and Genesee Avenue in the University Community planning area 

and Costa Verde Specific Plan, and is zoned RS-1-14 zone.  The property is legally described as; Lots 

13 – 14 inclusive of Costa Verde, City of San Diego, County of San Diego, State of California, 

According to Map thereof No. 12045, filed in the office of the County Recorder of San Diego County, 

April 18, 1988; and  

WHEREAS, the Map proposes the subdivision of two existing lots (Parcel 1-1.00 acre and 

Parcel 2-12.230 acres) and vacated right-of-way into four lots (Parcel 1-2.024 acres, Parcel 2-5.149 

acres, Parcel 3-5.850 acres and Parcel 4-0.902 acres); and 

WHEREAS, the Public Right-of-Way Easement Vacation would allow for Esplanade Court, a 

cul-de-sac and main entry to the project to become private, and the Easement Vacation would allow 

for the privatization of existing public utilties. The area of Esplanade Court to be vacated totals 0.698 
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acres, which would increase the total site area from approximately 13.2 to approximately 13.9 acres; 

and  

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

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

and San Diego Municipal Code section 144.0220; and 

WHEREAS, on September 24, 2020 the  Planning Commission of the City of San Diego 

considered Vesting Tentative Parcel Map No. 2411304  and Public Right-of-Way No. 2413763, and 

pursuant to Resolution No. [Insert Planning Commission Resolution Number], the Planning 

Commission voted to recommend City Council approval/denial of the Vesting Tentative Parcel Map 

and Public Right-of-Way Easement Vacation; and 

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

because this matter requires the City Council to act as a quasi-judicial body and where a public 

hearing was required by law implicating due process rights of individuals affected by the decision 

and where the Council was required by law to consider evidence at the hearing and to make legal 

findings based on the evidence presented; and 

WHEREAS, on [Insert Date], the Council of the City of San Diego considered Vesting 

Tentative Parcel Map No. 2411304  and Public Right-of-Way Easement Vacation No. 2413763,  and 

pursuant to San Diego Municipal Code section(s) 125.0540 (Approval Requirements for a Parcel 

Map), 125.0530 (Decision Process for a Parcel Map), 125.0440 (Findings for a Tentative 

Map),125.0941 (Findings for Public Right-of-Way Vacation Approval), and Subdivision Map Act section 

66428, received for its consideration written and oral presentations, evidence having been 

submitted, and testimony having been heard from all interested parties at the public hearing, and 
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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 Vesting Tentative Parcel Map No. 2411304 and Public Right-of-Way Easement 

Vacation 2413763: 

TENTATIVE MAP-SAN DIEGO MUNICIPAL CODE SECTION (SDMC) 125.0440 

(a) The proposed subdivision and its design or improvement is consistent with the policies,
goals, and objectives of the applicable land use plan.

The Costa Verde Center Vesting Tentative Parcel Map proposes to subdivide a 13.925-acre property 
(including vacated Public Right-of-Way) from two to four parcels. Approval of the request also allows 
for the potential future sale of commercial condominiums and maintenance of common areas 
within the project.  

The subdivision would accommodate the reconfiguration and expansion of an existing commercial 
center in conformance with the policy goals contained in adopted long-range planning documents. 
The project site is located in the University Community Plan and Costa Verde Specific Plan, which 
designates the site for Community Commercial and Neighborhood Commercial Use. The Project 
proposes General Plan, Community Plan, and Specific Plan amendments to add: (1) 360,000 square 
feet (SF) of Research & Development and 40,000 SF of Office uses; (2) re-designate approximately 
one acre from Neighborhood/Community Commercial to Visitor Commercial to allow a 200-room 
hotel; and (3) adopt incidental technical implementing amendments to address permitted uses, 
design standards and policies.  

The original Costa Verde Specific Plan implemented many of the Smart Growth concepts that 
decades later became the cornerstone of the Strategic Framework Element of the General Plan. The 
project focuses growth in a pedestrian-friendly, mixed-use activity center that is linked to the 
regional transit system. The proposed project represents an update of the fundamental underlying 
concepts of the currently adopted specific plan and that reflects current conditions including: (1) the 
soon to be opened Mid-Coast Trolley Terminus Station immediately next to the site above Genesee 
Ave.; (2) the growing demand in the technology/bio-technology service sectors for clustered 
employment spaces; (3) the need for a new hotel in a region that currently only contains limited 
visitor accommodations; and (4) the opportunity to benefit the neighborhood by offering new goods 
and services during a changing retailing environment. 

These proposed amendments would concurrently take place through the project approval process, 
which would result in future development being consistent with the revised land use designations.  
Table 5.1-1 of the Costa Verde Center Revitalization Environmental Impact Report (Project No. 
477943/SCH No. 201607103) provides a consistency evaluation of the project with the various 
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elements of the City of San Diego General Plan, the University Community Plan and the Costa Verde 
Specific Plan demonstrating the subdivision is consistent with the policies, goals and objectives 
contained in these documents. 

(b) The proposed subdivision complies with the applicable zoning and development
regulations of the Land Development Code, including any allowable deviations pursuant to
the Land Development Code.

The proposed development is governed by several long-range planning documents (the General 
Plan, University Community Plan and Costa Verde Specific Plan), the Land Development Code, 
several implementing discretionary permits (Planned Development Permit, Site Development 
Permit, Neighborhood Use Permit), a Vesting Tentative Parcel Map and Public Right-of-Way 
Easement Vacation.  

The Costa Verde Specific Plan has regulatory controls and development guidelines for the site and 
surrounding residential community, beginning with the earliest site approvals in 1986.  The existing 
mixed-used community could not have been achieved in strict conformance with the existing base 
zone which is intended for single-family homes.   

The existing base zone for the site (Residential-Single Unit Zone, RS-1-14) and overlay zones (Airport 
Land Use Compatibility Overlay Zone , the Community Plan Implementation Overlay Zone (CPIOZ-A), 
the Parking Impact Overlay Zone and the Residential Tandem Parking Overlay Zone) are part of the 
Land Development Code. These regulations are further supplemented by the Costa Verde Specific 
Plan which allows for a more tailored approach to the proposed Project.  

The Specific Plan notes that “Should any inconsistency arise between the development regulations 
of the base zone or the general regulations of the Municipal Code and the development guidelines 
of the Costa Verde Specific Plan and/or any implementing Planned Development Permit, the 
guidelines of the Specific Plan and/or Planned Development Permits shall govern over those of the 
base zone, the General Regulations of the Municipal Code (Chapter 14) or Land Development 
Procedures (Chapter 11).”  

A Planned Development Permit is required to implement the development standards contained in 
the proposed CVSP amendment. The Project has been reviewed by City Staff for conformance with 
the Land Development Code including the Landscape Regulations and Parking Regulations and 
complies with both portions of the Municipal Code. Implementation of the design standards of the 
Specific Plan are subject to conformance with the CPIOZ-A.  As the project would conform to the 
applicable policies and standards of the CVSP (as amended) and Municipal Code, no variances or 
deviations from the Land Development Code are required. As amended, the Specific Plan provides 
design guidelines which can be implemented by a Planned Development Permit, without any 
deviations. 

(c) The site is physically suitable for the type and density of development.

The entirety of the approximately 13.925-acre site is developed with an approximately 178,000 
square foot shopping center. The site layout is designed with the majority of shops built in a linear 
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fashion along the western edge of the project site. Associated parking and multiple stand-alone 
buildings can be found to the east and south of the main shops. 

Topography on the site ranges from approximately 335 feet above mean sea level (AMSL) at the 
southeastern corner of the project site (with the majority of the southern portion of the site at 
approximately 350 feet AMSL) to approximately 365 feet AMSL at the northwestern corner. There 
are no natural steep slopes within the project site, and the existing topographical changes are 
incorporated into the current development. Physical constraints such as steep slopes or natural 
vegetation or habitats do not exist on the fully developed site. 

Local access to the project site is provided by Genesee Avenue, Nobel Drive, Costa Verde Boulevard, 
and Esplanade Court. Genesee Avenue and Nobel Drive are both classified as six-lane major 
roadways with raised or fixed medians. Costa Verde Boulevard and Esplanade Court are both 
four-lane local roadways with raised or fixed medians. Five entrances provide access to 
the internal roadways and parking areas in the existing center, including two on Esplanade Court, 
one on Genesee Avenue, one on Nobel Drive, and one on Costa Verde Boulevard.  

Vehicular access to the Project would be available from Genesee Avenue, Nobel Drive, Costa Verde 
Boulevard, and Esplanade Court. The main project access would be provided from an entry at the 
signalized intersection of Genesee Avenue and Esplanade Court. Esplanade Court would become a 
private drive and be widened to include two inbound lanes and four outbound lanes. In the center 
of the road, ramps would provide access to and from the parking structure. Vehicular access will be 
readily available for the type and density of development envisioned by the project. 

Pedestrian circulation would be provided throughout the site by a network of sidewalks, pathways, 
plazas, and public spaces. These pedestrian facilities would provide connections between the 
proposed uses within the project, and would connect to existing sidewalks along Genesee Avenue, 
Nobel Drive, Costa Verde Boulevard, Las Palmas Square, and Esplanade Court. Access to the Trolley 
Station under construction above Genesee Avenue would be provided with stairs, elevators, and 
pedestrian bridges. This, in turn, would provide an additional pedestrian connection to the Westfield 
UTC regional shopping center and UTC Transit Station across Genesee Avenue. Pedestrian 
connections to Las Palmas Square and the existing adjacent pocket park to the west of the site  
would also be provided, to enhance connectivity of residences to the west with the Costa Verde 
Center, 
Trolley Station, and UTC Transit Station. Sidewalks along Genesee Avenue and Nobel Drive would be 
improved to urban parkway configurations, with a 12-foot wide sidewalk, tree grates, and 2 feet of 
private landscaping within the parkway. Benches would also be provided along Genesee Avenue to 
enhance pedestrian comfort. High-visibility crosswalk striping would be included at the intersection 
of Genesee Avenue and Esplanade Court. These project-implemented improvements will improve 
pedestrian access within the Central Subarea of the University Community Plan and link to the new 
trolley station above Genesee Ave. 

The site is in a highly urbanized area of the City marked by high-density residential development, a 
regional mall and high-rise commercial development. Immediately surrounding existing land uses 
include a high-rise continuing care retirement community and high-rise multi-family residential uses 
to the west, multi-family residential uses to the south all along Nobel Drive, the Westfield UTC 
regional shopping center to the east, and surface parking and the Monte Verde residential project 
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under construction to the north. Further north across La Jolla Village Drive are high-rise office 
buildings and hotels, and more multi-family residential uses. Nearby institutional uses include the 
UCSD campus and medical center to the northwest of the site, and La Jolla Country Day School and 
multiple churches and synagogues to the north. A San Diego Police Department (SDPD) substation 
and City park are also located to the north. While the project is proposing an expansion of the 
existing development, including a 200-room hotel, 360,000 sq. ft. of Research & Development and 
40,000 sq. ft. of commercial/office, the intensity of the proposed development is consistent with the 
existing uses and intensity of the Central Subarea of the University Community Planning Area. All 
public facilities and services are available and have the capacity to serve the project. 

The existing approximately 13.3-acre shopping center reflects the type of automobile-centric 
development that was common in the 1980’s. Portions of the site could be characterized as under-
utilized as they contain large expanses of surface parking. The site’s physical conditions do not 
present any type of constraints (topography, biological resources, access, public facilities and 
services or incompatibility with adjacent uses) that would preclude the type or density of land uses 
that are being proposed. 

(d) The design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat.

Approval of the Vesting Tentative Parcel Map would create two new parcels which would allow for 
commercial condominium ownership on one lot and joint maintenance of common areas. The 
developed project site is located in an urban in-fill area and does not contain, nor is adjacent to, any 
sensitive environmental resources, Multiple Habitat Planning Area (MHPA) Lands, Environmentally 
Sensitive Lands or existing fish or wildlife habitats. The closest MHPA land is located approximately 
1,350 feet to the south, within a small canyon that connects with Rose Canyon. 

The Costa Verde Revitalization Environmental Impact Report (Project No. 477943/SCH. No. 
2016071031) has been prepared for this project in accordance with State of California 
Environmental Quality Act (CEQA) Guidelines. A Mitigation, Monitoring and Reporting Program 
would be implemented with this project to mitigate impacts related to Transportation/Circulation 
and Noise. A Statement of Overriding Considerations has been adopted for 
Transportation/Circulation impacts that cannot be mitigated below a level of significance. 

(e) The design of the subdivision or the type of improvement will not be detrimental to the
public health, safety, and welfare.

The proposed project will not be detrimental to public health, safety and welfare in that the permit 
controlling the grading and future development of the site contains specific conditions addressing 
compliance with the City's codes, policies, and regulations, as well as other regional, state, and 
federal regulations to prevent detrimental impacts to the health, safety and general welfare of 
persons residing and/or working in the area. Prior to issuance of any grading permits for the 
proposed project, the plans will be reviewed for compliance with all conditions of approval.  

All Uniform Building, Fire, Plumbing, Electrical, Mechanical Code and other regulations governing 
construction, continued operation and health/life/safety requirements apply to this project. The 
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project has been conditioned to construct public improvements including new City Standard curbs, 
gutters, new water meters, new water lateral, new back flow preventers and sidewalks, enhanced 
crosswalks. As such, the design of the subdivision and related improvements will not be detrimental 
to the public, health, safety and welfare of the community. 

(f) The design of the subdivision or the type of improvements will not conflict with
easements acquired by the public at large for access through or use of property within the
proposed subdivision.

The Vesting Tentative Parcel Map includes Esplanade Court, an existing five-lane divided public right-
of-way cul-de-sac, which is to be vacated and privatized. To allow continued access for the public 
from Genesee Ave and Brooke Court, 24-foot general utility and emergency vehicle access 
easements will be dedicated for the improved Esplanade Court.  

In conjunction with the trolley station infrastructure, minor portions of an existing Genesee Ave 
easement will be adjusted by the San Diego Association of Governments (SANDAG) based on their 
final design. The design of the subdivision will accommodate SANDAG improvements facilitating 
public access to the new trolley station.  

(g) The design of the proposed subdivision provides, to the extent feasible, for future passive
or natural heating and cooling opportunities.

The site's linear characteristic integrates the proposed buildings' north/south orientation to 
minimize excessive exposure to southern heat gain.  Project design including building mass, street 
design and open space has considered the potential impacts for solar access to major areas of the 
site as well as surrounding uses. 

The development proposes to take advantage of the local climate utilizing site specific analysis to 
identify sustainable design opportunities. Glazing, window to wall ratio, thermal barriers, skylights 
and exterior shading solutions will be evaluated to maximize energy performance through a 
preliminary Life Cycle Analysis performance model during Design Development.  

A number of landscape treatments utilized in the project also take advantage of cooling 
opportunities. The project will provide canopy trees on-site and along Genesee Ave, Costa Verde 
Boulevard, and Nobel Drive. A portion of the existing trees to be removed are Palms which offer less 
shade than the replacement species that will be implemented by the project. Compliance with the 
City's current requirements for landscaping in Vehicular Use Areas and the use of green screens by 
the adjacent senior community will offer shaded cooling areas. 

Future development of the site must comply with all applicable building and zoning reviews and 
requirements, including setbacks, building materials, site orientation, architectural treatments, and 
landscaping to allow for future passive or natural heating and cooling opportunities.  

(h) The decision maker has considered the effects of the proposed subdivision on the housing
needs of the region and that those needs are balanced against the needs for public services
and the available fiscal and environmental resources.
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Costa Verde Center is governed by two long-range planning documents. The approximately 13.9-
acre shopping center is situated within the University Community Plan (UCP) and is a portion of the 
larger 54-acre Costa Verde Specific Plan. The original 1986 specific plan was an early advocate for 
employing complimentary land uses. The proposed planning program was described in the specific 
plan as, “An urbanized mixture of residential, commercial and professional office uses is provided by 
this project, located in the high intensity core or the University Community.” The mix of residential 
and commercial uses envisioned by the two plans has developed over the last several decades on 
neighboring properties within the planning area. The uses proposed for the project are consistent 
with approval of community plan amendment requests to re-designate an approximately 1.0-acre 
site to Visitor Commercial and modify the Land Use and Intensity Table. The project upholds the 
original vision for Costa Verde in a contemporary context. The program updates an aging shopping 
center, adds a new hotel in an underserved market, and provides space for the employment of 
technology workers immediately next to a transit station. 

As requested by the Planning Commission during the Community Plan Amendment Initiation, the 
applicant studied the potential for providing residential units by including 120 mixed-use residential 
units in a project submittal. While the feasibility study indicated a market existed for the proposed 
dwelling units, other factors were present, including input from neighbors. During public outreach, 
the community and particularly immediate neighbors voiced opposition to additional residential use 
as part of this proposed project.  

The adopted community plan does not permit residential use within the shopping center instead 
designating High Density Residential on the neighboring property in the Costa Verde Specific Plan. In 
September 2007, a community plan amendment re-designated the adjacent site within the specific 
plan from Visitor Commercial to High Density Residential. Over 70% of the land area in the Costa 
Verde Specific Plan is devoted to high-rise residential use, allowing a maximum total of 2,740 
dwelling units. The vast majority of the residential units in the specific plan have been built with a 
portion currently being constructed. The area surrounding the shopping center represents one of 
the densest residential areas in the City of San Diego outside of downtown.  Approximately 18,000 
dwelling units are within a 1-mile radius of the Costa Verde Shopping Center. It is not anticipated 
that every project can or should include residential land uses to address regional housing needs. 
The proposed project, viewed as part of the University Community Plan and Costa Verde Specific 
Plan, fulfills the region’s goals to balance residential and employment uses near transit. 

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

incorporated by reference. 

BE IT FURTHER RESOLVED, the Esplanade Court Public Right-of-Way easement located within 

the project boundaries shall be vacated, contingent upon the recordation of the approved Vesting 
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Tentative Parcel Map for the project, and that the following findings are supported by the minutes, 

maps, and exhibits, all of which are herein incorporated by reference:  

PUBLIC RIGHT-OF-WAY EASEMENT VACATION-SDMC SECTION 125.0941 

(a) There is no present or prospective public use for the public right-of-way, either for the
facility for which it was originally acquired or for any other public use of a like nature that
can be anticipated.

The Esplanade Court public right-of-way, consisting of approximately 30,425 square feet, was 
granted to the City of San Diego and dedicated for street purposes per Document No. RR-268818, 
dated July 13, 1987.  Esplanade Court is a cul-de-sac that provides access to the parking, circulation, 
and shopping areas of the Costa Verde Center, a retail shopping center.  The existing public right-of-
way provides one of the primary means of access to the Costa Verde Center and also connects to a 
private easement which provides access to the 8875 Towers at Costa Verde, an adjacent multi-family 
residential development.  The existing private easement is not the only access point for the 8875 
Towers as the development has frontage on Costa Verde Boulevard.   

The Esplanade Court public right-of-way would be replaced by a private easement providing access 
to both the Costa Verde Center and the 8875 Towers.  This private easement would not only 
continue to provide access from Genesee Avenue to the Costa Verde shopping center, but also will 
also run in favor of the adjacent residential development off of Brooke Court. Brooke Court is also 
accessed from Costa Verde Boulevard, a public street. Therefore, there is no present or prospective 
public use for the public right-of-way either for the facility for which it was originally acquired or for 
any other public use of a like nature that can be anticipated. 

(b) The public will benefit from the action through improved use of the land made available
by the vacation.

Vacation of the public right-of-way and subsequent dedication of a private easement will allow for 
more creative and beneficial uses of the property including enhanced landscaping and maintenance, 
a superior pedestrian experience, improved paving, signage, and aesthetics while maintaining public 
and emergency access.   

Furthermore, the City of San Diego and the County of San Diego will benefit from the increase of 
property value by increasing the area of privately-owned land subject to property tax and the 
incremental increase to the tax base.  With the tax revenue increase, the general public will benefit 
by the vacation of the existing right-of-way through the increase of available public funds. The public 
will benefit from the reduction of liability to the City of San Diego from land it controls.  The City will 
also be relieved of landscape and street maintenance responsibilities, and the general public will 
benefit from the associated savings. 
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(c) The vacation does not adversely affect any applicable land use plan.

Esplanade Court is not listed on the General Plan Land Use and Street System Map, nor is it featured 
in the University City Community Plan as a feature of the Recommended Street Network.  Neither of 
these plans will be negatively impacted by the vacation of the public right-of-way.   

(d) The public facility for which the public right-of-way was originally acquired will not be
detrimentally affected by the vacation.

The Esplanade Court public right-of-way was granted to the City of San Diego and dedicated for 
street purposes per Document No. RR-268818, dated July 13, 1987.  While the public right-of-way 
simply consists of a cul-de-sac, it does provide access to the Costa Verde Center and the 8875 
Towers.  However, this right-of-way would be replaced by a private easement that would provide 
access to both sites on the existing Esplanade Court location.  Therefore, the public facility for which 
the public right-of-way was originally acquired would not be detrimentally affected by the vacation. 

EASEMENT VACATION – SDMC 125.1040 

(a) There is no present or prospective public use for the easement, either for the facility
or purpose for which it was originally acquired or for any other public use of a like nature
that can be anticipated.

The existing easement to be vacated is located within an existing public right-of-way that is also 
proposed to be vacated. The water and sewer easement were acquired for public utilities within a 
right-of-way to serve the property that is owned by the entity to which the vacation would be 
granted. The utilities within the vacation serve the existing shopping center. There is no present or 
prospective public use for the easement proposed to be vacated, and the public would also cease to 
be responsible for maintenance of the water and sewer services as the easement vacation would 
privatize existing utilities within the current public right-of-way and become privately owned and 
maintained.  

(b) The public will benefit from the action through improved utilization of the land made
available by the vacation.

The area of the easement vacation is within an existing public street that is also proposed to be 
vacated. The City of San Diego is responsible for the maintenance of public street and utilities. The 
privatization of utilities within the easement will benefit the public because the public will no longer 
bear the cost to maintain the utilities that serve the Costa Verde Center. In addition, as privately- 
owned property, the land would be subject to property taxes that benefit the public.  

(c) The vacation is consistent with any applicable land use plan.

The proposed vacation will allow for the private ownership and maintenance of water and sewer 
utilities. The vacation of the easement is consistent with the existing land use plan, as the vacation 
itself does not result in any revisions to that plan. In addition, there are companion items to this 
easement vacation that propose amendments to both the University Community Plan and the Costa 
Verde Specific Plan to allow the expansion and modification of the existing shopping center. The 
modifications include development within the area of the easement vacation, and vacation of the 

Lindsey Sebastian
Does the vacation affect how the project will be designed? Will it increase the area of privately owned land subject to property tax?
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easement would allow for redevelopment of the project site consistent with the proposed land use 
plan amendments. 

(d) The public facility or purpose for which the easement was originally acquired will not
be detrimentally affected by the vacation or the purpose for which the easement was
acquired no longer exists.

The easement for water and sewer exists to serve the existing shopping center. The privatization of 
those utilities will eliminate the need for that easement, as the City would no longer be providing 
maintenance for those utilities. Therefore, the purpose for which the easement exists is no longer 
required. 

BE IT FURTHER RESOLVED, that based on the Findings hereinbefore adopted by the City 

Council, Vesting Tentative Parcel Map No. 2411304 and Public Right-of-Way Easement Vacation No. 

2413763 are hereby granted to Regency Center, L.P., a Florida limited partnership subject to the 

attached conditions which are made a part of the resolution by reference. 

APPROVED:  MARA W. ELLIOTT, City Attorney 

By 
[Attorney] 
Deputy City Attorney 

[Initials]:[Initials] 
[Month]/[Day]/[Year] 
Or.Dept:[Dept] 
R-R-[Reso Code]

ATTACHMENT: Vesting Tentative Parcel Map Conditions and Public Right-of-Way Conditions 
Internal Order No. 24006554 
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CITY COUNCIL 
CONDITIONS FOR TENTATIVE MAP NO.  2411304, PUBLIC RIGHT-OF-WAY VACATION NO. 2464871, 

AND EASEMENT VACATION NO. 2413763  

COSTA VERDE REVITALIZATION – PROJECT NO. 477943 [MMRP] 
ADOPTED BY RESOLUTION NO. R-__________ ON ____________ 

 
 
 
GENERAL 

1. This Tentative  Parcel Map will expire ______, 2023. 

2. Compliance with all of the following conditions shall be completed and/or assured, to the 
satisfaction of the City Engineer, prior to the recordation of the Parcel Map, unless otherwise 
noted. 

3. Prior to the Tentative Map expiration date, a Parcel Map to consolidate the existing lots into 
one lot shall be recorded in the Office of the San Diego County Recorder. 

4. Prior to the recordation of the Parcel Map, taxes must be paid on this property pursuant to 
Subdivision Map Act section 66492.  To satisfy this condition, a tax certificate stating that 
there are no unpaid lien conditions against the subdivision must be recorded in the Office of 
the San Diego County Recorder. 

5. The Tentative Map shall conform to the provisions of Site Development Permit No. 2413426, 
Planned Development Permit No. 1677936, and Neighborhood Development Permit No. 
2411303. 

6. The Subdivider shall defend, indemnify, and hold the City (including its agents, officers, and 
employees [together, “Indemnified Parties”]) harmless from any claim, action, or proceeding, 
against the City and/or any Indemnified Parties to attack, set aside, void, or annul City’s 
approval of this project, which action is brought within the time period provided for in 
Government Code section 66499.37. City shall promptly notify Subdivider of any claim, 
action, or proceeding and shall cooperate fully in the defense. If City fails to promptly notify 
Subdivider of any claim, action, or proceeding, or if City fails to cooperate fully in the 
defense, Subdivider shall not thereafter be responsible to defend, indemnify, or hold City 
and/or any Indemnified Parties harmless. City may participate in the defense of any claim, 
action, or proceeding if City both bears its own attorney’s fees and costs, City defends the 
action in good faith, and Subdivider is not required to pay or perform any settlement unless 
such settlement is approved by the Subdivider. 

AIRPORT 

7. Prior to recordation of the Parcel Map, the Subdivider shall provide a valid “Determination of 
No Hazard to Air Navigation” issued by the Federal Aviation Administration [FAA]. 
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ENGINEERING 

 

 

8. The following will be conditions of the Tentative Map Resolution that the subdivider will need to 
satisfy/assure before the Final Map is recorded.  

 

9. The Subdivider shall assure, by permit and bond, the dedication of additional Right-of-Way to 
provide a 14-foot curb-to-property-line distance, adjacent to the site on Nobel Drive and 
Genesee Avenue, satisfactory to the City Engineer.  

 

10. The Subdivider shall assure by permit and bond the construction of a new City standard 20 ft 
driveway, adjacent to the site on Nobel Drive, satisfactory to the City Engineer. 

 

11. The Subdivider shall assure by permit and bond the construction of a new City standard 30 ft 
driveway, adjacent to the site on Genesee Avenue, satisfactory to the City Engineer. 

 

12. The Subdivider shall assure by permit and bond the construction of a new City standard 24 ft 
driveway, adjacent to the site on Genesee Avenue, satisfactory to the City Engineer. 

 

13. The Subdivider shall assure by permit and bond to reconstruct the existing curb with City 
Standard curb and gutter, adjacent to the site on Nobel Drive and Genesee Avenue, satisfactory 
to City Engineer. 

 

14. The Subdivider shall assure by permit and bond the replacement of the existing sidewalk with 
current City Standard 12 ft sidewalk, maintaining the existing sidewalk scoring pattern and 
preserving the contractor’s stamp, adjacent to the site on Nobel Drive and Genesee Avenue, 
satisfactory to the City Engineer. 

 

15. The Subdivider shall assure, by permit and bond, to reconstruct existing curb ramp, per exhibit 
‘A’, with current City Standard directional curb ramps Standard Drawing SDG-130 and SDG-132 
with Detectable/Tactile Warning Tile, satisfactory to the City Engineer.  
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16. The Subdivider shall obtain an Encroachment Maintenance Removal Agreement for all 
enhanced pavers, street trees, landscape and irrigation located in the City’s right-of-way, 
satisfactory to the City Engineer. 

 

17. The drainage system proposed for this development, as shown on the site plan, is subject to 
approval by the City Engineer. 

 

18. The Subdivider shall privatize public storm drain pipes on Esplanade Court, satisfactory to the 
City Engineer.  

 

19. The Subdivider shall obtain a bonded grading permit for the grading proposed for this project.  
All grading shall conform to the requirements of the City of San Diego Municipal Code in a 
manner satisfactory to the City Engineer. 

 

20. The project proposes to export 198,014 cubic yards of material from the project site. All 
excavated material listed to be exported, shall be exported to a legal disposal site in accordance 
with the Standard Specifications for Public Works Construction (the “Green Book”), 2015 edition 
and Regional Supplement Amendments adopted by Regional Standards Committee.  

 

21. The Subdivider shall incorporate any construction Best Management Practices necessary to 
comply with Chapter 14, Article 2, Division 1 (Grading Regulations) of the SDMC, into the 
construction plans or specifications.  

 

22. The Subdivider shall submit a Technical Report that will be subject to final review and approval 
by the City Engineer, based on the Storm Water Standards in effect at the time of the 
construction permit issuance. 

 

23. The Subdivider shall enter into a Maintenance Agreement for the ongoing permanent BMP 
maintenance, satisfactory to the City Engineer. 
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24. Development of this project shall comply with all storm water construction requirements of the 
State Construction General Permit, Order No. 2009-0009DWQ, or subsequent order, and the 
Municipal Storm Water Permit, Order No. R9-2013-0001, or subsequent order. In accordance 
with Order No. 2009-0009DWQ, or subsequent order, a Risk Level Determination shall be 
calculated for the site and a Storm Water Pollution Prevention Plan (SWPPP) shall be 
implemented concurrently with the commencement of grading activities. 

 

25. Prior to issuance of a grading or a construction permit, a copy of the Notice of Intent (NOI) with 
a valid Waste Discharge ID number (WDID#) shall be submitted to the City of San Diego as a 
proof of enrollment under the Construction General Permit.  When ownership of the entire site 
or portions of the site changes prior to filing of the Notice of Termination (NOT), a revised NOI 
shall be submitted electronically to the State Water Resources Board in accordance with the 
provisions as set forth in Section II.C of Order No. 2009-0009-DWQ and a copy shall be 
submitted to the City. 

 

26. The Subdivider shall underground any new service run to any new or proposed structures 
within the subdivision. 

27. The Subdivider shall ensure that all existing onsite utilities serving the subdivision shall be 
undergrounded with the appropriate permits.  The Subdivider shall provide written 
confirmation from applicable utilities that the conversion has taken place, or provide other 
means to assure the undergrounding, satisfactory to the City Engineer. 

28. Conformance with the “General Conditions for Tentative Subdivision Maps,” filed in the Office of 
the City Clerk under Document No. 767688 on May 7, 1980, is required.  Only those exceptions 
to the General Conditions which are shown on the Tentative Map and covered in these special 
conditions will be authorized. All public improvements and incidental facilities shall be designed 
in accordance with criteria established in the Street Design Manual, filed with the City Clerk as 
Document No. RR-297376. 

  

MAPPING 

29. “Basis of Bearings” means the source of uniform orientation of all measured bearings shown 
on the map.  Unless otherwise approved, this source shall be the California Coordinate 
System, Zone 6, North American Datum of 1983 [NAD 83]. 

30. “California Coordinate System” means the coordinate system as defined in Section 8801 
through 8819 of the California Public Resources Code.  The specified zone for San Diego 
County is “Zone 6,” and the official datum is the “North American Datum of 1983.” 

31. The Parcel Map shall: 
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a. Use the California Coordinate System for its “Basis of Bearing” and express all 
measured and calculated bearing values in terms of said system.  The angle of grid 
divergence from a true median (theta or mapping angle) and the north point of said 
map shall appear on each sheet thereof.  Establishment of said Basis of Bearings 
may be by use of existing Horizontal Control stations or astronomic observations. 

b. Show two measured ties from the boundary of the map to existing Horizontal 
Control stations having California Coordinate values of First Order accuracy.  These 
tie lines to the existing control shall be shown in relation to the California Coordinate 
System (i.e., grid bearings and grid distances).  All other distances shown on the map 
are to be shown as ground distances. A combined factor for conversion of 
grid-to-ground distances shall be shown on the map. 

32. This project proposes the subdivision of 13.9 acres of property into four Parcels and the 
vacation of Esplanade Court. The proposed Parcels 1 and 3 will be subdivided into 20 
commercial condominium units and thus requires a Tentative Map which may be approved, 
conditionally approved, or denied in accordance with Process 5 pursuant to the City of San 
Diego Land Development Code section 125.0430. 

33. Prior to the recordation of the Parcel Map, taxes must be paid or bonded for this property 
pursuant to section 66492 of the Subdivision Map Act.  A current original tax certificate, 
recorded in the office of the San Diego County Recorder, must be provided to satisfy this 
condition. 

34. If a tax bond is required as indicated in the tax certificate, ensure that it is paid or posted at the 
County Clerk of the Board of Supervisors Office and supply proof prior to the recordation of the 
Parcel Map. 

35. Prior to the recordation of the Parcel Map, all private streets and drives shall be shown with 
bearings and distances along the centerline and width of the streets shown on a non-title sheet 
on the Parcel Map. The street names shall be submitted to BDR-Street Name Coordinator for 
approval and published on the Parcel Map. 

36. The Parcel Map shall be based on field survey and all lot corners must be marked with durable 
survey monuments pursuant to Section 144.0311(d) of the City of San Diego Land Development 
Codes and Subdivision Map Act Section 66495. 

37. All survey monuments shall be set prior to the recordation of the Parcel Map, unless the setting 
of monuments is deemed impractical due to the proposed  improvements and/or grading 
associated with the project, in which case, delayed monumentation may be applied on the 
Parcel Map in accordance with Section 144.0130 of the City of San Diego Land Development 
Codes. 

38. The easements show on the Tentative Map exhibit will be vacated pursuant to Section 66445(j) 
of the Subdivision Map Act. 
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WATER & WASTEWATER  

39. Prior to the vacation of any public ROW or public easement being approved by the City and 
recorded with the County, all work within the public ROW that is required to privatize the water 
main associated with the ROW or easement vacation shall be complete to the satisfaction of the 
Public Utilities Director and the City Engineer. 

 

GEOLOGY 

40.  Prior to the issuance of a grading permit, the Subdivider shall submit a geotechnical report 
prepared in accordance with the City of San Diego’s “Guidelines for Geotechnical Reports,” 
satisfactory to the City Engineer.  

INFORMATION: 

• The approval of this Tentative Map by the City Council  of the City of San Diego does 
not authorize the subdivider to violate any Federal, State, or City laws, ordinances, 
regulations, or policies including but not limited to, the Federal Endangered Species 
Act of 1973 and any amendments thereto (16 USC § 1531 et seq.). 

• If the Subdivider makes any request for new water and sewer facilities (including 
services, fire hydrants, and laterals), the Subdivider shall design and construct such 
facilities in accordance with established criteria in the most current editions of the 
City of San Diego water and sewer design guides and City regulations, standards and 
practices pertaining thereto.  Off-site improvements may be required to provide 
adequate and acceptable levels of service and will be determined at final 
engineering. 

• Subsequent applications related to this Vesting Tentative Map will be subject to fees 
and charges based on the rate and calculation method in effect at the time of 
payment. 

• Any party on whom fees, dedications, reservations, or other exactions have been 
imposed as conditions of approval of the Vesting Tentative Map, may protest the 
imposition within ninety days of the approval of this Vesting Tentative Map by filing a 
written protest with the San Diego City Clerk pursuant to Government Code sections 
66020 and/or 66021.  

• Where in the course of development of private property, public facilities are 
damaged or removed, the Subdivider shall at no cost to the City, obtain the required 
permits for work in the public right-of-way, and repair or replace the public facility to 
the satisfaction of the City Engineer (San Diego Municipal Code § 142.0607. 

Internal Order No. 24006554 
 



RESOLUTION NUMBER R- __________ 

ADOPTED ON _______________ 

WHEREAS, on April 12, 2016, Regency, LP submitted an application to Development Services Department for a 
General Plan Amendment, Community Plan Amendment, Specific Plan Amendment, Site Development Permit, 
Planned Development Permit, Neighborhood Development Permit, Vesting Tentative Map, Public Right-of-Way 
Vacation, and Easement Vacation for the Costa Verde Revitalization project (Project); and 

WHEREAS, on September 24, 2020, the Planning Commission of the City of San Diego considered the Project, and 
pursuant to Resolution No. XXX voted to recommend City Council XXX of the Project; and  

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

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

WHEREAS, the Council considered the issues discussed in Environmental Impact Report No. 477943 / SCH No. 
2016071031 (Report) prepared for this Project; and  

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

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

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081 and State CEQA Guidelines Section 15091, 
the Council hereby adopts the Findings made with respect to the Project, which are attached hereto as Exhibit A. 

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

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

BE IT FURTHER RESOLVED, that the Report and other documents constituting the record of proceedings 
upon which the approval is based are available to the public at the office of the City Clerk, 202 C Street, San Diego, 
Ca 92101. 

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

APPROVED:  MARA W. ELLIOTT, City Attorney 
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By:       
[NAME], [DEPUTY CITY ATTORNEY or DEVELOPMENT PROJECT MANAGER] 
 
 
ATTACHMENT(S): Exhibit A, Findings and Statement of Overriding Considerations 
   Exhibit B, Mitigation Monitoring and Reporting Program 
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EXHIBIT B 
 

MITIGATION, MONITORING, AND REPORTING PROGRAM 
 

 
SITE DEVELOPMENT PERMIT NO. 2413426, PLANNED DEVELOPMENT PERMIT NO. 1677936, AND  

NEIGHBORHOOD DEVELOPMENT PERMIT NO. 2411303 to AMEND PLANNED DEVELOPMENT PERMIT 
NO. 90-1109 and PLANNED COMMERICAL DEVELOPMENT PERMIT NO. 85-0783 

 
COSTA VERDE REVITALIZATION - PROJECT NO. 477943 MMRP 

 
 

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public Resources Code 
Section 21081.6 during implementation of mitigation measures.  This program identifies at a minimum: the 

department responsible for the monitoring, what is to be monitored, how the monitoring shall be accomplished, the 
monitoring and reporting schedule, and completion requirements.  A record of the Mitigation Monitoring and 

Reporting Program will be maintained at the offices of the Land Development Review Division, 1222 First Avenue, 
Fifth Floor, San Diego, CA, 92101.  All mitigation measures contained in the Environmental Impact Report No. 

477943 / SCH No. 2016071031 shall be made conditions of Site Development Permit No. 2413426, Planned 
Development Permit No. 1677936, and 

Neighborhood Development Permit No. 2411303 to Amend Planned Development Permit No. 90-1109 and Planned 
Commercial Development Permit No. 85-0783 

as may be further described below. 
 
 
A. GENERAL REQUIREMENTS – PART I  

Plan Check Phase (Prior to Permit Issuance)  

1. Prior to the issuance of a Notice to Proceed (NTP) for a subdivision, or any construction permits, such as 
Demolition, Grading or Building, or beginning any construction related activity on-site, the Development 
Services Department (DSD) Director’s Environmental Designee (ED) shall review and approve all 
Construction Documents (CD) (plans, specification, details, etc.) to ensure the MMRP requirements are 
incorporated into the design.  

2. In addition, the ED shall verify that the MMRP Conditions/Notes that apply ONLY to the construction 
phases of this project are included VERBATIM, under the heading, “ENVIRONMENTAL/MITIGATION 
REQUIREMENTS.”  

3. These notes must be shown within the first three (3) sheets of the construction documents in the format 
specified for engineering construction document templates as shown on the City website:  

http://www.sandiego.gov/development-services/industry/standtemp.shtml  

4. The Title Index Sheet must also show on which pages the “Environmental/Mitigation Requirements” notes 
are provided.  

5. Surety and Cost Recovery – The Development Services Director or City Manager may require appropriate 
surety instruments or bonds from private Permit Holders to ensure the long-term performance or 
implementation of required mitigation measures or programs. The City is authorized to recover its cost to 
offset the salary, overhead, and expenses for City personnel and programs to monitor qualifying projects.  
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B. GENERAL REQUIREMENTS – PART II  

Post Plan Check (After Permit Issuance/Prior to Start of Construction) 

1. Pre construction meeting is required ten (10) working days prior to beginning any work on this project. The 
Permit Holder/Owner is responsible to arrange and perform this meeting by contacting the City Resident 
Engineer (RE) of the Field Engineering Division and City staff from Mitigation Monitoring Coordination 
(MMC). Attendees must also include the Permit holder’s Representative(s), Job Site Superintendent, and 
the following consultants:  

Qualified Acoustician  

NOTE: Failure of all responsible Permit Holder’s representatives and consultants to attend shall require an 
additional meeting with all parties present.  

Contact Information:  

a) The Primary Point of Contact is the RE at the Field Engineering Division –  
858-627-3200  

b) For Clarification of environmental requirements, it is also required to call RE and MMC at 858-627-
3360  

2. MMRP Compliance: This Project, Project Tracking System (PTS) #477943 and/or Environmental 
Document # 477943, shall conform to the mitigation requirements contained in the associated 
Environmental Document and implemented to the satisfaction of the DSD’s Environmental Designee 
(MMC) and the City Engineer (RE). The requirements may not be reduced or changed but may be 
annotated (i.e., to explain when and how compliance is being met and location of verifying proof, etc.). 
Additional clarifying information may also be added to other relevant plan sheets and/or specifications as 
appropriate (i.e., specific locations, times of monitoring, methodology, etc.). 

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

3. Other Agency Requirements: Evidence of compliance with all other agency requirements or permits shall 
be submitted to the RE and MMC for review and acceptance prior to the beginning of work or within one 
week of the Permit Holder obtaining documentation of those permits or requirements. Evidence shall 
include copies of permits, letters of resolution or other documentation issued by the responsible agency.  

NOTE: Confirmation of NPDES compliance from the State Water Resources Control Board (SWRCB) 
during and following construction. 

4. Monitoring Exhibits: All consultants are required to submit, to RE and MMC, a monitoring exhibit on a 
11x17 reduction of the appropriate construction plan, such as site plan, grading, landscape, etc., marked to 
clearly show the specific areas including the limit of work, scope of that discipline’s work, and notes 
indicating when in the construction schedule that work will be performed. When necessary for clarification, 
a detailed methodology of how the work will be performed shall be included.  

NOTE: Surety and Cost Recovery – When deemed necessary by the Development Services Director or 
City Manager, additional surety instruments or bonds from the private Permit Holder may be 
required to ensure the long-term performance or implementation of required mitigation measures 
or programs. The City is authorized to recover its cost to offset the salary, overhead, and expenses 
for City personnel and programs to monitor qualifying projects.  
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5. Other Submittals and Inspections: The Permit Holder/Owner’s representative shall submit all required 
documentation, verification letters, and requests for all associated inspections to the RE and MMC for 
approval per the following schedule:  

 
 
 
 
 
 

 
Document Submittal/Inspection Checklist 

 

Issue Area Document Submittal Associated Inspection/  
Approvals/Notes 

General Consultant Qualification Letters Prior to Preconstruction Meeting 
General Consultant Construction Monitoring 

Exhibits 
Prior to or at Preconstruction Meeting 

Noise Acoustical Reports Noise Mitigation Features Inspection 
Bond Release Request for Bond Release Letter Final MMRP Inspections Prior to Bond 

Release Letter 
 
C. SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS FROM EIR 

TRANSPORTATION/CIRCULATION 

Existing Conditions Plus Project Impacts - Intersections 

TRA-1 Genesee Avenue/Esplanade Court 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
following improvements, satisfactory to the City Engineer to mitigate the Project’s impact to the Genesee 
Avenue/Esplanade Court intersection: 

• Reconfigure the eastbound approach to provide two dedicated left-turn lanes, a through lane and a 
dedicated right-turn lane. Install an eastbound right-turn overlap phase. Modify the traffic signal in 
conjunction with the changed lane designations. 

• All improvements shall be completed and operational prior to first occupancy. 

TRA-2 Genesee Avenue/Governor Drive 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
following improvement to mitigate the Project’s impact to the Genesee Avenue/ Governor Drive intersection: 

• Install right-turn overlap phasing on the southbound approach and modify traffic signal accordingly. 

However, the installation of right-turn overlap would prohibit access to the parcel in the northwest corner of the 
intersection due to the inability to make U-turns. Therefore, this impact is considered significant and unmitigated.  

• As partial mitigation, the Project will upgrade and/or repair signal interconnect, communications, detection, 
and controller equipment on Genesee Avenue between Esplanade Court and Governor Drive. 
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TRA-3 Genesee Avenue/SR 52 Westbound Ramps 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
installation of a traffic signal to allow for protected northbound left turns to mitigate the Project’s impact to the 
Genesee Avenue/SR 52 westbound ramps intersection, satisfactory to the City Engineer.  

• Install a traffic signal at this intersection to allow for protected northbound left turns. 

Although the identified improvements would fully mitigate the impact, the Project’s impact to this intersection is 
considered significant and unmitigated because the timing of the identified improvements are not within the 
Applicant’s or the City’s control as it requires Caltrans approval. 

TRA-4 Genesee Avenue/SR 52 Eastbound Ramps 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
installation of the following improvements, satisfactory to the City Engineer to mitigate the Project’s impact to the 
Genesee Avenue/SR 52 eastbound ramps intersection: 

• Right-turn overlap phasing on the westbound approach and associated traffic signal modification, 
satisfactory to Caltrans and the City Engineer.  

Although the identified improvements would fully mitigate the impact, the Project’s impact to this intersection is 
considered significant and unmitigated because the timing of the identified improvements are not within the 
Applicant’s or the City’s control as it requires Caltrans approval. 

Existing Conditions Plus Project Impacts – Freeway Segments 

TRA-5 I-5: Gilman Drive to Nobel Drive  

Addition of managed lanes on I-5 between I-8 and La Jolla Village Drive, as identified in SANDAG’s 2050 
Revenue Constrained RTP, would improve freeway operations. However, there is currently no funding in place at 
this time and no guarantee that the improvements would occur. As partial mitigation, the Project proposes the 
following TDM measures to use alternate forms of transportation other than single- occupancy vehicles. The City’s 
Environmental Designee shall verify that the TDM measures listed below are included on the project Construction 
drawings prior to the issuance of building permits, and that the requirements are implemented. 

• Implement a parking management plan, which will charge salaried employees market-rate for single-
occupancy vehicle parking and provide reserved, discounted, or free spaces for registered carpools or 
vanpools.  

• Provide carpool/vanpool parking spaces as a part of the overall project parking requirements at the project 
site. These spaces will be signed and striped “carpool/vanpool parking only.”  

• Provide shower and locker facilities. These showers and lockers will be located in the parking structure 
adjacent to the security office.  

• Maintain an employer network in the SANDAG iCommute program (which replaces the previous 
RideMatcher service) to tenants/ employees.  

• Provide on-site carsharing vehicle(s) and/or bikesharing.  

• Provide a 25 percent transit subsidy to hourly employees working on the property. The subsidy value will 
be limited to the equivalent value of 25 percent of the cost of a Metropolitan Transit System “Regional 
Adult Monthly/30-Day Pass” (currently $72 for a subsidy value of $18 per month).  Subsidies will be 
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available to 75 percent of the hourly employees. The subsidy will be offered at the Opening Day of the 
project and will be provided for a period of three years. 

• Provide transit pass sales at the site’s concierge. 

• Provide a shuttle for workers in the research and development and office buildings to access other 
properties within the community that are owned by the same entity. If a public zero-emission shuttle is 
established in the community in the future, provide a stop within the project site.  

• Implement smart parking technologies to provide real-time space availability, carpool/vanpool priority, and 
the option to reserve spaces in advance. 

• Install micromobility parking to accommodate a variety of micromobility forms, near the elevators to the 
trolley. 

• Provide additional bicycle and micromobility amenities, such as tire pump/repair stands as well as electric 
bike and scooter charging stations. 

• Consider enhanced wayfinding investments as part of the final design process. 

In addition, the Project applicant shall prepare a TDM Monitoring and Reporting Program to assess the estimated 
net reduction in project trips due to the proposed TDM measures. Traffic counts and data relating to paid parking, 
non-vehicular usage and carpool/vanpool usage shall be collected using on-site person surveys, field visits, and 
coordination with the property owners and tenants, among others. The Project applicant shall conduct the monitoring 
program annually for a period of three years. Annual TDM Reports shall be prepared and submitted to the 
satisfaction of the City Engineer. 

Impacts remain significant and unmitigated in the Existing Plus Project scenario. 

TRA-6 I-805: Governor Drive to Nobel Drive 

Currently, there is one managed lane of I-805 between SR 52 and I-5, which was Stage I of the I-805 North 
Managed Lanes Project. Stages II through IV of the I-805 North Managed Lanes project would construct the second 
carpool lane in the median from just north of SR 52 to just north of La Jolla Village Drive. Additionally, the Nobel 
Drive Direct Access Ramp (DAR) and the Nobel Drive Park & Ride and Transit Station would be constructed and 
the Governor Drive interchange would be reconfigured. The addition of managed lanes and a new DAR on Nobel 
Drive would further improve freeway operations on the I-805. The construction start dates for these improvements 
are pending as there is no funding in place to guarantee that these improvements would be completed. As partial 
mitigation, the Project proposes several TDM measures (as shown in TRA-5) to incentivize use of alternate forms of 
transportation other than single-occupancy vehicles. Impacts remain significant and unmitigated in the Existing Plus 
Project scenario. 

TRA-7 SR 52: Genesee Avenue to I-805 

The addition of a third lane in each direction along SR 52 between I-5 and I-805, as identified in SANDAG’s 2050 
Unconstrained Network RTP, would improve freeway operations. However, there is currently no funding in place at 
this time and no guarantee that the improvements would occur. As partial mitigation, the Project proposes several 
TDM measures (as shown in TRA-5) to incentivize use of alternate forms of transportation other than single-
occupancy vehicles. Impacts remain significant and unmitigated in the Existing Plus Project scenario. 
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Existing Conditions Plus Project Impacts – Metered Freeway On Ramps 

TRA-8 I-805/Nobel Drive Interchange Southbound On-ramp  

Stages II through IV of the I-805 North Managed Lanes (as discussed above), the Nobel Drive DAR, the Nobel 
Drive Park & Ride and Transit Station, and the reconfiguration of the Governor Drive interchange would relieve the 
congestion and delay at the freeway ramp meter and improve overall freeway operations, but there is no funding in 
place to ensure that the improvements would occur. Therefore, impacts at this freeway ramp meter remain 
significant and unmitigated in the Existing Plus Project scenario. As partial mitigation, the Project proposes TDM 
measures (as shown in TRA-5) to incentivize use of alternate forms of transportation other than single-occupancy 
vehicles. 

Near-Term (Opening Day 2023) Plus Project Impacts – Intersections 

TRA-9 Genesee Avenue/Esplanade Court 

Implementation of TRA-1, as outlined above, would mitigate the Project-related significant impact at the Genesee 
Avenue/Esplanade Court intersection for the Near Term (Opening Day 2023) Plus Project scenario to a less than 
significant level. 

TRA-10 Genesee Avenue/Decoro Street 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
following improvements to the satisfaction of the City Engineer to mitigate the Project’s impact to the Genesee 
Avenue/Decoro Street intersection: 

• Restripe the westbound approach to include a shared through left-turn lane and an exclusive right-turn lane, 
along with associated traffic signal modifications. This improvement would require the removal of 
approximately six on-street parking spaces on the westbound approach.  

• All improvements must be completed and operational prior to first occupancy. 

TRA-11 Genesee Avenue/Governor Drive 

Implementation of TRA-2 would reduce the Project-related significant impact at the Genesee Avenue/Governor 
Drive intersection for the Near Term (Opening Day 2023) Plus Project scenario to a less than significant level. 
However, the installation of southbound right-turn overlap would prohibit access to the northwest corner of the 
intersection due to the inability to make eastbound U-turns. Therefore, this impact is considered significant and 
unmitigated. As partial mitigation, the Project will upgrade and/or repair signal interconnect, communications, 
detection and controller equipment on Genesee Avenue between Esplanade Court and Governor Drive. 

TRA-12 Genesee Avenue/SR 52 Westbound Ramps 

Implementation of TRA-3 would reduce the Project-related significant impact at the Genesee Avenue/SR 52 
westbound ramps intersection for the Near Term (Opening Day 2023) Plus Project scenario to a less than significant 
level. Although the identified improvements would fully mitigate the impact, the Project’s impact to this intersection 
is considered significant and unmitigated because the timing of the identified improvements are not within the 
Applicant’s or City’s control as they require Caltrans approval. 

TRA-13 Genesee Avenue/SR 52 Eastbound Ramps 

Implementation of TRA-4 would reduce the Project-related significant impact to the Genesee Avenue/SR 52 
eastbound ramps intersection for the Near-Term (Opening Day 2023) Plus Project scenario to a less than significant 
level. Although the identified improvements would fully mitigate the impact, the Project’s impact to this intersection 
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is considered significant and unmitigated because the timing of the identified improvements are not within the 
Applicant’s or City’s control as they require Caltrans approval. 

Near-Term (Opening Day 2023) Plus Project Impacts – Roadway Segments 

TRA-14 Genesee Avenue from Decoro Street to Governor Drive 

Per the University Community Plan Amendment (December 5, 2016), the widening of Genesee Avenue to six lanes 
is deemed infeasible. As partial mitigation, the Project will upgrade and/or repair signal interconnect, 
communications, detection, and controller equipment on Genesee Avenue between Esplanade Court and Governor 
Drive. 

TRA-15 I-5: Gilman Drive to Nobel Drive 

Addition of managed lanes on I-5 between I-8 and La Jolla Village Drive, as identified in SANDAG’s 2050 
Revenue Constrained RTP, would improve freeway operations. However, there is currently no funding in place at 
this time and no guarantee that the improvements would occur. Implementation of TRA-5 project TDM measures 
would partially mitigate the Project’s impact. Impacts remain significant and unmitigated in the Near-Term 
(Opening Day 2023) Plus Project scenario. 

TRA-16 I-805: Governor Drive to Nobel Drive 

Currently, there is one managed lane of I-805 between SR 52 and I-5, which was Stage I of the I-805 North 
Managed Lanes Project. Stages II through IV of the I-805 North Managed Lanes project would construct the second 
carpool lane in the median from just north of SR 52 to just north of La Jolla Village Drive. Additionally, the Nobel 
Drive Direct Access Ramp (DAR) and the Nobel Drive Park & Ride and Transit Station would be constructed and 
the Governor Drive interchange would be reconfigured. The addition of managed lanes and a new DAR on Nobel 
Drive would further improve freeway operations on the I-805. The construction start dates for these improvements 
are pending as there is no funding in place to guarantee that these improvements would be completed. 
Implementation of TRA-6 project TDM measures would partially mitigate the Project’s impact. Impacts remain 
significant and unmitigated in the Near-Term (Opening Day 2023) Plus Project scenario. 

TRA-17 SR 52: Genesee Avenue to I-805 

The addition of a third lane in each direction along SR 52 between I-5 and I-805, as identified in SANDAG’s 2050 
Unconstrained Network RTP, would improve freeway operations. However, there is currently no funding in place at 
this time and no guarantee that the improvements would occur. Implementation of TRA-7 would partially mitigate 
the Project’s impact. Impacts remain significant and unmitigated in the Near-Term (Opening Day 2023) Plus Project 
scenario. 

Near-Term (Opening Day 2023) Plus Project Impacts –Metered Freeway On-ramps 

TRA-18 I-805/Nobel Drive Interchange Southbound On-ramp 

Stages II through IV of the I-805 North Managed Lanes (as discussed above), the Nobel Drive DAR, the Nobel 
Drive Park & Ride and Transit Station, and the reconfiguration of the Governor Drive interchange would relieve the 
congestion and delay at the ramp meter and improve overall freeway operations, but there is no funding in place to 
ensure that the improvements would occur. Therefore, impacts at this freeway ramp meter remain significant and 
unmitigated in the Near-Term (Opening Day 2023) Plus Project scenario. As partial mitigation, the Project proposes 
TDM measures (as shown in TRA-5) to incentivize use of alternate forms of transportation other than single 
occupancy vehicles. 
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Cumulative Impacts – Intersections 

TRA-19 La Jolla Village Drive/Genesee Avenue 

Widening the westbound approach to provide a second dedicated right-turn lane is, a condition of approval for the 
Monte Verde project as included in that project’s EIR transportation mitigation measures and permit conditions. The 
required improvement is currently permitted and bonded by Monte Verde. Therefore, the Project’s impact in the 
Year 2035 scenario at this location is considered less than significant. 

TRA-20 Costa Verde Boulevard/Loop Road (South) 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
following improvements to the satisfaction of the City Engineer to mitigate the Project’s cumulative impact to the 
Costa Verde Boulevard/Loop Road (South) intersection: 

• Widen the westbound approach to provide a dedicated left-turn lane. To accommodate the additional lane, 
approximately 10 feet of widening of the roadway would be required. The additional 10 feet of widening 
can be accomplished by widening 5 feet on both sides of the driveway.  

• Restripe the northbound approach to provide a dedicated right-turn lane. 

• All improvements must be completed and operational prior to first occupancy. 

TRA-21 Genesee Avenue/Esplanade Court 

Implementation of TRA-1, as outlined above, would mitigate the Project’s contribution to a significant cumulative 
impact at the Genesee Avenue/Esplanade Court intersection for the Year 2035 (Community Buildout) Plus Project 
scenario to a less than significant level. 

TRA-22 Nobel Drive/Costa Verde Boulevard 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
following improvements to the satisfaction of the City Engineer to mitigate the Project’s cumulative impact to the 
Nobel Drive/Costa Verde Boulevard intersection: 

• Restripe the southbound approach to provide a dedicated right-turn lane, with associated signal 
modification. 

• All improvements must be completed and operational prior to first occupancy. 

TRA-23 Nobel Drive/Genesee Avenue 

Prior to the issuance of the first construction permit, the Owner/Permittee shall assure by permit and bond the 
following improvements to the satisfaction of the City Engineer to mitigate the Project’s cumulative impact to the 
Nobel Drive/Genesee Avenue intersection: 

• Install a right-turn overlap phasing on the eastbound approach, with associated signal modification. 

However, the installation of an eastbound right-turn overlap would restrict access to the residential development on 
the west side of Genesee Avenue, south of Nobel Drive due to the inability to make northbound U-turns. Therefore, 
this impact is considered significant and unmitigated. As partial mitigation, the Project will upgrade and/or repair 
signal interconnect, communications, detection and controller equipment on Genesee Avenue between Esplanade 
Court and Governor Drive. 
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TRA-24 Genesee Avenue/Decoro Street 

Implementation of TRA-10, as outlined above, would mitigate the Project’s contribution to a significant cumulative 
impact at the Genesee Avenue/Decoro Street intersection for the Year 2035 (Community Buildout) Plus Project 
scenario to a less than significant level. 

TRA-25 Genesee Avenue/Governor Drive 

Implementation of TRA-2, as outlined above, would reduce the Project’s cumulative impact at the Genesee 
Avenue/Governor Drive intersection for the Year 2035 (Community Buildout) Plus Project scenario. However, the 
installation of southbound right-turn overlap would prohibit access to the northwest corner of the intersection due to 
the inability to make eastbound U-turns. Therefore, this impact is considered significant and unmitigated. As partial 
mitigation, the Project will upgrade and/or repair signal interconnect, communications, detection, and controller 
equipment on Genesee Avenue between Esplanade Court and Governor Drive. 

TRA-26 Genesee Avenue/SR 52 Westbound Ramps 

Implementation of TRA-3 would reduce the Project’s significant impact at the Genesee Avenue/ SR 52 westbound 
ramps intersection for the Year 2035 (Community Buildout) Plus Project scenario to a less than significant level. 
Although the identified improvements would fully mitigate the impact, the Project’s impact to this intersection is 
considered significant and unmitigated because the timing of the identified improvements are not within the 
Applicant’s or City’s control as they require Caltrans approval. 

TRA-27 Genesee Avenue/SR 52 Eastbound Ramps 

Implementation of TRA-4 would reduce the Project’s significant impact to the Genesee Avenue/SR 52 eastbound 
ramps intersection for the Year 2035 (Community Buildout) Plus Project scenario to less than significant. Although 
the identified improvements would fully mitigate the impact, the Project’s impact to this intersection is considered 
significant and unmitigated because the timing of the identified improvements are not within the Applicant’s or 
City’s control as they require Caltrans approval. 

Cumulative Impacts - Roadway Segments  

TRA-28 Genesee Avenue: Nobel Drive to Decoro Street, Decoro Street to Centurion Square, Centurion Square 
to Governor Drive, Governor Drive to SR 52 

Per the University Community Plan Amendment (December 5, 2016), the widening of Genesee Avenue to 6-lanes 
was deemed infeasible. As partial mitigation, the Project will upgrade and/or repair signal interconnect, 
communications, detection and controller equipment on Genesee Avenue between Esplanade Court and Governor 
Drive. 

Cumulative Impacts - Freeway Segments  

TRA-29 I-5: Gilman Drive to Nobel Drive 

Addition of managed lanes on I-5 between I-8 and La Jolla Village Drive, as identified in SANDAG’s 2050 
Revenue Constrained RTP, would improve freeway operations. However, there is currently no funding in place at 
this time and no guarantee that the improvements would occur. Implementation of TRA-5 project TDM measures 
would partially mitigate the Project’s impact. Impacts remain significant and unmitigated in the cumulative 
condition. 

TRA-30 I-805: Governor Drive to Nobel Drive 

Currently, there is one managed lane of I-805 between SR 52 and I-5, which was Stage I of the I-805 North 
Managed Lanes Project. Stages II through IV of the I-805 North Managed Lanes project would construct the second 
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carpool lane in the median from just north of SR 52 to just north of La Jolla Village Drive. Additionally, the Nobel 
Drive Direct Access Ramp (DAR) and the Nobel Drive Park & Ride and Transit Station would be constructed and 
the Governor Drive interchange would be reconfigured. The addition of managed lanes and a new DAR on Nobel 
Drive would improve freeway operations on the I-805. The construction start dates for these improvements are 
pending as there is no funding in place to guarantee that these improvements would be completed. Implementation 
of TRA-6 project TDM measures would partially mitigate the Project’s impact. Impacts remain significant and 
unmitigated in the cumulative condition. 

TRA-31 SR 52: Genesee Avenue to I-805 

The addition of a third lane in each direction along SR 52 between I-5 and I-805, as identified in SANDAG’s 2050 
Unconstrained Network RTP, would improve freeway operations. However, there is currently no funding in place at 
this time and no guarantee that the improvements would occur. Implementation of TRA-7 project TDM measures 
would partially mitigate the Project’s impact. Impacts remain significant and unmitigated in the cumulative 
condition. 

Cumulative Impacts –Metered Freeway On-ramps 

TRA-32 I-805/Nobel Drive Interchange Southbound Ramps 

Stages II through IV of the I-805 North Managed Lanes (as discussed above), the Nobel Drive DAR, the Nobel 
Drive Park & Ride and Transit Station, and the reconfiguration of the Governor Drive interchange would relieve the 
congestion and delay at the freeway ramp meter and improve overall freeway operations, but there is no funding in 
place to ensure that the improvements would occur. Therefore, impacts at this freeway ramp meter remain 
significant and unmitigated in the cumulative condition. As partial mitigation, the Project proposes several TDM 
measures (as shown in TRA-5) to incentivize use of alternate forms of transportation other than single-occupancy 
vehicles. 

TRA-33 I-5/La Jolla Village Drive Interchange Northbound On-Ramp 

The UTC Revitalization project is conditioned to construct a HOV lane at the I-5/La Jolla Village Drive northbound 
on-ramp. As of January 2020, this improvement is currently under construction and is expected to be completed 
prior to Year 2035. 

NOISE 

NOI-1 Event Plaza Noise Barrier 

Noise levels from operational noise generated by the Project shall meet the arithmetic mean of the City noise 
ordinance standards between a commercial and multi-family residential use. This standard is 60 dBA LEQ during the 
hours between 7:00 a.m. and 7:00 p.m., 55 dBA LEQ during the hours between 7:00 p.m. and 10:00 p.m., and 52.5 
dBA LEQ during the hours between 10:00 p.m. and 7:00 a.m. Noise reduction may be accomplished through on-site 
sound barriers or use restrictions. 

To reduce noise levels from live music performances within the Project’s event plaza, all performances with 
amplified sound shall be directed to the east. A moveable or permanent bandshell shall be erected as a noise barrier. 
The barrier shall be at least 6 feet high and shall be located between the performers and the off-site receptors to the 
west. If amplified sound is used, any amplification equipment (e.g., speakers) shall not extend above or around the 
sound barrier, as viewed from the off-site receptors to the west. Non-amplified (acoustic) live music performances 
shall be permitted without the requirement of a noise barrier. 

All sound barriers shall be solid. They shall be constructed of masonry, wood, plastic, fiberglass, steel, or a 
combination of those materials, with no cracks or gaps through or below the walls. Any seams or cracks shall be 
filled or caulked. If wood is used, it shall be tongue and groove and must be at least one-inch total thickness or have 
a density of at least 3.5 pounds per square foot. Where architectural or aesthetic factors allow, glass or clear plastic 
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3/8-inch thick or thicker may be used. Sheet metal of 18-gauge (minimum) may be used, if it meets the other criteria 
and is properly supported and stiffened so that it does not rattle or create noise itself from vibration or wind.  

Prior to the first outdoor event with amplified sound, the Owner/Permittee shall engage a qualified acoustician to 
perform and certify a sound test to confirm that noise levels meet the specified standards. The City’s Environmental 
Designee and MMC shall review the test methods and findings and confirm to their satisfaction that sound 
attenuation meets the specified standards. The noise level needed to ensure compliance shall be noted and the 
maximum volume level of the speakers shall be identified in Costa Verde Center standard operating procedures, 
leases, and future event contracts. 

NOI-2 HVAC Noise Barriers 

Noise levels from operational noise generated by rooftop equipment shall meet the arithmetic mean of the nighttime 
City noise ordinance standards between a commercial and multi-family residential use. This standard is 52.5 dBA 
LEQ during the hours between 10:00 p.m. and 7:00 a.m. Noise reduction shall be accomplished through on-site noise 
barriers.  

Sound barriers shall be constructed surrounding the rooftop HVAC units on all Project buildings. On Building B, the 
barriers shall be incorporated into the proposed 14-foot mechanical screens. On Building T1, the barriers shall be 
incorporated into the proposed 25-foot mechanical screens. The barriers shall be at least two feet higher than the 
tallest noise-generating rooftop equipment on all other structures. Barrier construction requirements are the same as 
those specified in Mitigation Measure NOI-1. The City’s Environmental Designee and MMC shall verify the 
inclusion of these features on project plans prior to the issuance of building permits. 

NOI-3 Indoor Music Use Noise Analysis  

Prior to issuance of a Conditional Use Permit (CUP) for indoor music use (if and when such use is proposed), a 
noise analysis shall be completed to assess operational noise sources associated with the indoor music use. 
Appropriate noise attenuation measures identified in the noise analysis shall be incorporated into the project design 
to ensure compliance with the City Noise Ordinance limits between a commercial use and multi-family residential 
use of 60 dBA LEQ during the hours between 7:00 a.m. and 7:00 p.m., 55 dBA LEQ during the hours between 7:00 
p.m. and 10:00 p.m., and 52.5 dBA LEQ during the hours between 10:00 p.m. and 7:00 a.m. Methods for ensuring 
compliant noise levels may include, but not be limited to, the following: 

• Restricting music-generating equipment to indoor locations; 

• Constructing the building so that the entry doors face away from the adjacent off-site receivers; 

• Including a double set of entry doors that are offset to limit noise transmission through the doors; and  

• Ensuring that any side or rear doors remain securely closed when music is playing.  

NOI-4 Parking Garage Demolition Noise Barriers 

Prior to issuance of demolition, grading, or building permits, the City’s Environmental Designee and MMC shall 
ensure the following notes are included on the Project plans. For demolition of the underground parking garage and 
ground level slabs, if a breaker is used within 145 feet or if a concrete saw is used within 139 feet of the pocket park, 
a temporary 12-foot-high noise control barrier shall be erected between the breaker and concrete saw and the pocket 
park to reduce noise levels below the City Noise Ordinance construction threshold of 75 dBA LEQ (12 hour). If 
applicable, a construction safety barrier may be enhanced to act as a noise control barrier by meeting the 
specifications listed below.  

The temporary noise control barrier shall be tall enough to break the line of sight between the breaker and concrete 
saw and the sensitive receptor. The sound attenuation barrier shall be solid. It shall be constructed of wood, 
plywood, or flexible vinyl curtains that meet a rating of Sound Transmission Class (STC) 19, with no cracks or gaps 
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through or below the wall. Any seams or cracks shall be filled or caulked. If wood or plywood is used, it can be 
tongue and groove and shall be at least 5/8-inch total thickness or have a density of at least 3.5 pounds per square 
foot.  

Alternative methods (including, but not limited to the use of alternative sound barriers, noise attenuation 
devices/modifications to construction equipment, limiting hours of operation, or a combination of these measures) 
may be employed to reduce noise levels below the City Noise Ordinance construction threshold of 75 dBA LEQ 
(12 hour). For example, for residences located on floors higher than 12 feet at off-site residences facing the project 
site to the west, noise barriers placed on balconies would reduce noise levels. Where architectural or aesthetic 
factors allow, glass or clear plastic 3/8 of an inch thick or thicker may be used, if it is desirable to preserve a view. 
Noise-attenuating materials may be placed on off-site balconies if they meet the criteria listed above for ground-
level sound barriers and are properly supported and stiffened so that they do not rattle or create noise itself from 
vibration or wind. Alternate measures shall be evaluated by a qualified acoustician and approved by the City’s 
Environmental Designee and MMC prior to the initiation of construction activities to ensure that they will reduce 
noise levels to within City standards. The following additional requirements also will be implemented: 

• All construction equipment shall have properly operating and maintained mufflers;  

• The construction contractor shall post notices, legible at a distance of 50 feet, at the project construction 
site. All notices shall indicate the dates and duration of construction activities, as well as provide a contact 
name and a telephone number where area residents can inquire about the construction process and register 
complaints;  

• An on-site coordinator shall be employed by the project applicant/contractor. The coordinator’s duties shall 
include fielding and documenting noise complaints, determining the source of the complaint (e.g., piece of 
construction equipment), determining whether noise levels are within acceptable limits and according to 
City standards, and reporting complaints to the City. The coordinator shall contact nearby noise-sensitive 
receptors, advising them of the construction schedule; and 

• Where feasible during construction, the construction contractor shall place stationary construction 
equipment in locations where the emitted noise is away from sensitive noise receivers. 

NOI-5 Buildings Demolition, Grading, and Building Construction Noise Barriers 

Prior to issuance of demolition, grading, or building permits, the City’s Environmental Designee and MMC shall 
ensure the following notes are included on the Project plans. A temporary 12-foot high noise control barrier shall be 
erected between the construction equipment and residentially zoned property lines within the following distances to 
reduce noise levels below the City Noise Ordinance construction threshold of 75 dBA LEQ (12 hour): 

• 70 feet for demolition and grading using a dozer, loader, and off-highway truck; 

• 65 feet for demolition and grading using an excavator, loader, and off-highway truck; 

• 41 feet for building construction using a drill; 

• 40 feet for building construction using a concrete truck; and  

• 49 feet for building construction using a crane.  

If applicable, a construction safety barrier may be enhanced to act a noise control barrier by meeting the 
specifications listed in Mitigation Measure NOI-4.  

The temporary noise control barrier shall be tall enough to break the line of sight between the pieces of equipment 
and the adjacent residentially zoned property. The sound barrier specifications, alternative compliance procedures, 
and additional requirements shall be the same as those described in Noise Mitigation Measure NOI-4. 
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DRAFT CANDIDATE FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS 

for  

COSTA VERDE CENTER REVITALIZATION PROJECT 

Project No. 477943 

SCH No. 2016071031 

I. INTRODUCTION

a. Findings of Fact and Statement of Overriding Considerations

The following Candidate Findings are made for the Costa Verde Center Revitalization Project (Project). 

The environmental effects of the Project are addressed in the Final Environmental Impact Report (Final 

EIR) dated September 2020, which is incorporated by reference herein.  

The California Environmental Quality Act (CEQA) [Section 21081(a)] and the State CEQA Guidelines 

[Section15091(a)] require that no public agency shall approve or carry out a project for which an EIR has 

been completed which identifies one or more significant effects thereof, unless such public agency makes 

one or more of the following findings: 

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

avoid the significant effects on the environment;

2. Those changes or alterations are within the responsibility and jurisdiction of another public

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

3. Specific economic, legal, social, technological, or other considerations, including considerations

for the provision of employment opportunities for highly trained workers, make infeasible the

mitigation measures or alternatives identified in the Final EIR.

CEQA also requires that the findings made pursuant to Section 15091 be supported by substantial 

evidence in the record (Section 15091(b) of the State CEQA Guidelines). Under CEQA, substantial 

evidence means that enough relevant information has been provided (and reasonable inferences from 

this information may be made) that a fair argument can be made to support a conclusion, even 

though other conclusions might also be reached. Substantial evidence may include facts, reasonable 

assumptions predicted upon facts, and expert opinion supported by facts (Section 15384 of the State 

CEQA Guidelines). 

CEQA further requires the decision-making agency to balance, as applicable, the economic, legal, 

social, technological, or other benefits of a proposed project against its unavoidable environmental 

effects when determining whether to approve the project. If the specific economic, legal, social, 

technological, or other benefits of a proposed project outweigh the unavoidable adverse 

environmental effects, the adverse environmental effects may be considered “acceptable” (Section 

15093(a) of the State CEQA Guidelines). When the lead agency approves a project which will result in 

the occurrence of significant effects which are identified in the Final EIR but are not avoided or 

substantially lessened, the agency shall state in writing the specific reasons to support its actions 

based on the Final EIR and/or other information in the record.  
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b. Record of Proceedings 

 

For purposes of CEQA and these Findings and Statement of Overriding Considerations, the Record 

of Proceedings for the Project consists of the following documents and other evidence: 

 

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

with the Project; 

• All responses to the NOP received by the City; 

• The Final EIR; 

• The Draft EIR; 

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

review comment period on the Draft EIR; 

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

• All written and oral public testimony presented during a noticed public hearing for the 

Project at which such testimony was taken; 

• The Mitigation Monitoring and Reporting Program; 

• The reports and technical memoranda included or referenced in any responses to 

comments in the Final EIR; 

• All documents, studies, EIRs, or other materials incorporated by reference in, or otherwise 

relied upon during the preparation of, the EIR; 

• Matters of common knowledge to the City, including, but not limited to, federal, state, and 

local laws and regulations; 

• Any documents expressly cited in these Findings and Statement; and 

• Any other relevant materials required to be in the record of proceedings by Public Resources 

Code Section 21167.6(e). 

 

c. Custodian and Location of Records 

 

The documents and other materials which constitute the record of proceedings for the City’s actions 

on the Project are located at the City’s Development Services Department (DSD), 1222 1st Avenue, 5th 

Floor, San Diego, CA 92101.  The City’s DSD is the custodian of the Project’s administrative record.  

Copies of the document that constitute the record of proceedings are on the City’s website and at all 

relevant times have been available upon request at the offices of the City’s DSD.  The Draft EIR was 

also placed on the City’s website at www.sandiego.gov/ceqa/draft, and the Final EIR was placed on 

the City’s website at www.sandiego.gov/final.  This information is provided in compliance with the 

Public Resources Code 21081.6(a)(2) and State CEQA Guidelines 15091(e). 

 

II. PROJECT SUMMARY 

 

a. Project Objectives 
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The objectives of the Costa Verde Center Revitalization Project include the following: 

 

• Revitalize an aging shopping center to better serve present and future community needs by 

enhancing and diversifying neighborhood/community-serving retail, dining, and commercial 

opportunities and local services. 

• Integrate new land uses (such as commercial office/research and development and visitor 

accommodations) to create a more vibrant activity center that contributes to the City’s goals 

of smart growth. 

• Provide a hotel in a transit-accessible location to serve visitors and the community’s 

research, business, and educational hub. 

• Implement transit-supportive land uses and a built environment embracing the Blue Line 

Trolley Station, which will be located in the center of Genesee Avenue within a Transit 

Priority Area. 

• Increase mobility options by providing pedestrian and bicycle linkages to improve 

connectivity within the Costa Verde Specific Plan (CVSP) Area and between the center and 

adjacent neighborhood. 

• Provide a place for gathering spots for the public that promote social interaction between 

University community residents, students, seniors, visitors, and workers. 

• Improve the environmental sustainability of the existing retail center through the 

implementation of features such as energy conservation, sustainable landscape, water 

conservation, and support for alternative transportation, consistent with the City’s Climate 

Action Plan (CAP). 

 

b. Project Description 

 

The Project entails the reconfiguration and expansion of the existing Costa Verde Center to create a 

local, walkable hub that provides neighborhood services, retail shops, restaurants, office/research 

and development uses, a hotel, and community gathering spaces. The Project proposes to retain the 

current amount (approximately 178,000 square feet [SF]) of commercial/retail uses, add 

approximately 360,000 SF of research and development, and 40,000 SF of office uses, and re-

designate an approximately one-acre portion of the Project site as Visitor Commercial to reintroduce 

a hotel use to the CVSP area. A 200-room hotel would serve residents, visitors, and the community’s 

research, business, and educational hub. The hotel would be up to 10 stories in height and would 

encompass approximately 125,000 SF. The maximum building heights would be 45 feet for 

commercial/retail structures, and 135 feet for commercial/office/research and development and 

hotel uses.   

 

The northern portion of the center sits approximately 14 feet higher in elevation (approximately 360 

feet above mean sea level [AMSL]) than the southern portion of the site (approximately 350 feet 

AMSL, to approximately 335 feet AMSL). A uniform podium level of approximately 360 feet AMSL 

would be established across the entire site to provide a more cohesive experience and facilitate 

mobility throughout the site. The majority of parking would be provided beneath this podium level. 

At the southern portion of the site, the base of two commercial/retail structures would be located at 

an elevation similar to the existing ground elevation, but lower than the podium level, due to the 
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difference in elevation across the site.   

 

The northern portion of the center would consist of a pedestrian-orientated promenade. The 

promenade would extend southward from a circular style cul-de-sac at the end of Esplanade Court. 

It would be lined with retail, restaurant, and office/research and development buildings, as well as a 

central lawn and gathering area, outdoor seating and dining areas, decorative planters, site 

furniture, landscaping, and accent paving. Elevators and stairs would provide connections to the 

Trolley Station platform.  

 

The southern portion of the center would be oriented around a surface parking lot. This area is 

intended for essential neighborhood services, such as a grocery store, pharmacy, and banks. 

Landscaping and sidewalks would be provided.   

 

The architecture of the center would consist of modern design and materials, consistent with the 

character of the community’s urban core. This would include clean lines and materials such as cast-

in-place concrete, fiber cement panels, metal panels, paint over smooth plaster, brick veneer, and 

wood siding. 

 

III. ENVIRONMENTAL REVIEW PROCESS AND PUBLIC PARTICIPATION  

 

The lead agency approving the Project and conducting environmental review under CEQA (California 

Public Resources Code Sections 21000, et seq., and the Guidelines promulgated thereunder in 

California Code of Regulations, Title 14, Sections 15000 et seq. (CEQA Guidelines)), shall be the City of 

San Diego (City). The City as lead agency shall be primarily responsible for carrying out the Project. In 

compliance with Section 15082 of the State CEQA Guidelines, the City published a Notice of 

Preparation on July 12, 2016, which began a 30-day period for comments on the appropriate scope of 

the EIR. Consistent with CEQA Section 21083.9, the City held a public agency scoping meeting on July 

28, 2016 at the Costa Verde Center Hi Neighborhood Room. The purpose of this meeting was to seek 

input and concerns from the public regarding the environmental issues that may potentially result 

from the Project.  

 

A previous iteration of the Project was evaluated, and the related environmental effects disclosed in 

a Draft EIR that was circulated for public review on January 31, 2018; however, since that time, the 

Project has been redesigned. The City published a Draft EIR addressing the revised project on March 

12, 2020 in compliance with CEQA. Pursuant to State CEQA Guidelines Section 15085, upon 

publication of the Draft EIR, the City filed a Notice of Completion with the Governor’s Office of 

Planning and Research, State Clearinghouse, indicating that the Draft EIR had been completed and 

was available for review and comment by the public. The City also posted a Notice of Availability of 

the Draft EIR at this time pursuant to State CEQA Guidelines Section 15087. During the public review 

period, the City received comments on the environmental document. After the close of public review 

period, the City provided responses in writing to all comments received on the Draft EIR.  

 

The Final EIR for the Project was published on September 4, 2020. The Final EIR has been prepared in 

accordance with CEQA and the State CEQA Guidelines. 
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IV. SUMMARY OF IMPACTS 

 

Impacts associated with specific issue areas (e.g., transportation and noise) resulting from approval of 

the Project and future implementation are discussed below. 

 

The Final EIR concludes the Project will have no impacts with respect to the following issue areas: 

 

• Agriculture and Forestry Resources 

• Biological Resources 

• Hazardous Materials 

• Historical Resources 

• Mineral Resources 

• Tribal Cultural Resources 

 

The Final EIR concludes the Project will have a less than significant impact and require no mitigation 

measures with respect to the following issue areas: 

 

• Air Quality 

• Energy 

• Geology and Soils 

• Greenhouse Gas Emissions 

• Hydrology and Water Quality 

• Land Use 

• Paleontological Resources 

• Population and Housing 

• Public Utilities 

• Public Services and Facilities 

• Visual Effects/Neighborhood Character 

 

The Final EIR concludes the Project will potentially have a significant impact but mitigated to below a 

level of significance with respect to the following issue areas: 

 

• Noise 

• Transportation/Circulation (Direct impacts to two intersections; cumulative impacts to five 

intersections, one metered freeway ramp) 

 

The Final EIR concludes the Project will potentially have a significant unmitigated impact and no 

feasible mitigation measures are available to reduce impacts to below a level of significance for the 

following issue area: 

 

• Transportation/Circulation (Direct impacts to three intersections, two roadway segment, three 
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freeway segments, one metered freeway ramp; cumulative impacts to four intersections, six 

roadway segments, three freeway segments, one metered freeway ramp)  

 

As of July 1, 2020, the City of San Diego was required to change how a project’s transportation impacts 

are evaluated under CEQA by switching from the Level of Service (LOS) metric to the Vehicle Miles 

Traveled (VMT) metric per Senate Bill 743 (SB 743).  The Draft EIR was circulated for public comment 

prior to July 1, 2020, and prior to the City's adoption of the VMT metric.  Pursuant to the CEQA 

Guidelines, the City policies and standards with regard to transportation analysis in place at the time of 

public circulation remain applicable to the Project EIR after July 1, 2020.  In addition to the applicable 

Level of Service or "LOS"  metric used to evaluate the project’s transportation impacts, the Project’s 

transportation/circulation impacts were also evaluated using VMT methodology per the City’s draft 

Transportation Study Manual guidelines (dated 6/10/20).  Under the City’s VMT methodology, the 

Project is presumed to  have less than significant transportation impacts.  Although impacts were 

presumed to be less than significant, a detailed analysis was completed which concluded that impacts 

related to VMT would be less than significant. However, the Draft EIR concluded the Project would have 

significant unmitigated transportation impacts utilizing the City's LOS standards applicable at the time 

of Draft EIR public circulation. 

 

V. FINDINGS REGARDING SIGNIFICANT IMPACTS 

 

The Findings incorporate the facts and discussions in the Final EIR for the Project as fully set forth 

therein. 

a. Findings Regarding Impacts that Can Be Mitigated to Below a Level of Significance 

 

The City, having independently reviewed and considered the information contained in the Final EIR and 

the record of proceedings, finds pursuant to CEQA Section 21081(a)(1) and State CEQA Guidelines 

Section 15091(a)(1) AND adopts the following findings regarding the significant effects of the Project, as 

follows:  

 

Changes or alterations have been required in, or incorporated into, the Project that mitigate, or avoid, or 

substantially lessen the significant effects on the environment as identified in the Final EIR. The basis for 

this conclusion follows. 

 

i. NOISE (Operations) 

 

Impact: Noise levels from Project operations at off-site noise sensitive land uses (NSLUs) would 

exceed the San Diego Municipal Code (SDMC) noise standards. 

 

Facts in Support of Finding: Operations associated with the Project would include noise generated by 

heating, ventilation, and air conditioning (HVAC) units, truck deliveries at loading docks, trash 

compaction, vehicles entering/exiting the parking structure, and indoor/outdoor music events. The 

noise analysis included an assumption that operational noise levels would occur simultaneously and 

determined that these activities would result in combined noise levels at NSLUs of up to 61.0 A-

weighted decibels over a one-hour average (dBA LEQ). As a result, operational noise levels associated 
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with the Project could exceed the City’s noise level standards that range between 52.5 and 60 dBA LEQ, 

depending on the time of day or night, which would result in a potentially significant impact. Specifically, 

potentially significant impacts were identified for outdoor amplified music events, operation of HVAC 

units, and indoor music events.  

 

Mitigation Measures: Three mitigation measures were identified to address operational noise impacts 

associated with the Project. Mitigation Measure NOI-1 would require a moveable or permanent 

bandshell at least 6 feet in height be located between the performers and off-site areas west of the 

Project during amplified outdoor music events. Prior to an amplified outdoor music event, a sound test 

by a qualified acoustician is required to demonstrate compliance with the City’s applicable noise level 

standards. The results of the sound test must be reviewed and accepted by the City’s Environmental 

Designee and Mitigation Monitoring Coordination (MMC). Mitigation Measure NOI-2 would require that 

noise barriers be identified on Project plans around all rooftop HVAC units prior to the issuance of 

building permits. Lastly, Mitigation Measure NOI-3 specifies that if a Conditional Use Permit (CUP) is 

obtained for indoor music events, a noise analysis must be completed and demonstrate compliance 

with the City Noise Ordinance at off-site NSLUs prior to the issuance of the CUP.  

 

Finding: Implementation of mitigation measures NOI-1, NOI-2, and NOI-3 would reduce operational 

noise impacts to a less than significant level.  

 

Reference: See EIR Section 5.7 for a complete discussion of operational noise impacts associated with 

the Project.  

 

ii. NOISE (Construction) 

 

Impact: Noise levels from Project construction associated with at off-site NSLUs would exceed the 

SDMC construction noise standards. 

 

Facts in Support of Finding: Construction associated with the Project includes noise associated with 

demolition of the underground parking garage, building demolition and grading adjacent to the 

western property line, and building construction of Buildings A, B, C, D, and L. Demolition of the parking 

garage would involve the use of a breaker and concrete saw; building demolition and grading would 

involve the simultaneous use of a dozer or excavator, in addition to a loader and off-highway truck; and 

building construction would involve the use of an excavator-mounted drill, cement truck, and crane. 

These three components of construction activity would each exceed the City’s construction noise 

standard of 75 dBA LEQ over a 12-hour period, resulting in a temporary significant impact.  

 

Mitigation Measures: Two mitigation measures were identified to address construction noise impacts 

associated with the Project. Mitigation Measure NOI-4 would require that Project plans for demolition of 

the underground parking garage include a note that noise control is required if a breaker or concrete 

saw is used within 145 or 139 feet of the pocket park, respectively. If an alternate method is desired, it 

must be reviewed and accepted by the City’s Environmental Designee and MMC. Similarly, Mitigation 

Measure NOI-5 would require that Project plans for building demolition and grading, and building 

construction include a note that noise control is required if specific types of construction equipment are 
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within a specific distance of residentially zoned property lines. Distances range between 40 and 70 feet 

from construction equipment to residentially zoned property lines.  

 

Finding: Implementation of mitigation measures NOI-4 and NOI-5 would reduce construction noise 

impacts to a less than significant level. 

 

Reference: See EIR Section 5.7 for a complete discussion of construction noise impacts associated with 

the Project. 

 

iii. TRANSPORTATION/CIRCULATION 

 

Impact: Traffic associated with the Project would result in significant impacts that could be mitigated to a 

level of below significance under Existing Plus Project conditions at one intersection, Near-Term 2023 

Plus Project (Opening Day) scenario at two intersections, and cumulative impacts under Year 2035 

(Community Buildout) Plus Project scenario at five intersections and one metered freeway on-ramp at 

the following locations: 

 

Intersections 

 

• Genesee Avenue/Esplanade Court (Existing Plus Project, Near-Term 2023 Plus Project (Opening 

Day), and Year 2035 Plus Project); 

• Genesee Avenue/Decoro Street (Near-Term 2023 Plus Project (Opening Day) and Year 2035 Plus 

Project); 

• La Jolla Village Drive/Genesee Avenue (Year 2035 Plus Project); 

• Costa Verde Boulevard/Loop Road South (Year 2035 Plus Project); and 

• Nobel Drive/Costa Verde Boulevard (Year 2035 Plus Project). 

 

Metered Freeway On-ramp 

 

• I-5  Northbound On-Ramp/La Jolla Village Drive (Year 2035 Plus Project) 

 

 

Intersections 

 

Genesee Avenue/Esplanade Court 

 

Facts in Support of Finding: The intersection of Esplanade Court at Genesee Avenue operates at 

unacceptable levels under Existing conditions (level of service [LOS] E during the a.m. peak hour and 

LOS F during the p.m. peak hour) and is expected to remain at an unacceptable LOS under Near-Term 

2023 (LOS F during the p.m. peak hour) and Year 2035 (LOS E during the a.m. peak hour and LOS F 

during the p.m. peak hour) scenarios without the Project. With the addition of Project traffic under 

Existing, Near-Term 2023, and Year 2035 scenarios, intersection operations would be significantly 

impacted. 

 

ATTACHMENT 10



Page 9 of 32 

Draft Candidate Findings and Statement of Overriding Considerations  

Costa Verde Center Revitalization Project 

May 15, 2020 

 

 

 

Mitigation Measures: Mitigation Measure TRA-1 (as well as mitigation measures TRA-9 and TRA-21, 

both of which refer to Mitigation Measure TRA-1) would be required. The Project would be required to 

reconfigure the eastbound approach to provide two dedicated left-turn lanes, a through lane, a 

dedicated right-turn lane and install an eastbound right-turn overlap phase, and modify the traffic 

signal in conjunction with the changed lane designations.  

 

Finding: With implementation of Mitigation Measures TRA-1, TRA-9, and TRA-21, impacts at Genesee 

Avenue/Esplanade Court would be reduced to less than significant.  

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Genesee Avenue/Decoro Street 

 

Facts in Support of Finding: The intersection of Genesee Avenue/Decoro Street is expected to operate 

at unacceptable levels in Near-Term 2023 conditions (LOS E during the a.m. peak hour) and Year 2035 

scenario (LOS F during a.m. and p.m. peak hours) and is expected to remain at unacceptable levels 

under Near-Term 2023 (LOS F during p.m. peak hour) and Year 2035 (LOS F during the a.m. and p.m. 

peak hour) scenarios without the Project. With the addition of Project traffic under Near-Term 2023 Plus 

Project (Opening Day) and Year 2035 Plus Project scenarios, intersection operations would be 

significantly impacted. 

 

Mitigation Measures: Mitigation Measure TRA-10 (as well as Mitigation Measure TRA-24, which refers 

to Mitigation Measure TRA-10) would be required. The Project would be required to restripe of the 

westbound approach to include a shared through left-turn lane and an exclusive right-turn lane, along 

with associated traffic signal modifications, and would require the removal of approximately six on-

street parking spaces on the westbound approach.  

 

Finding: With implementation of Mitigation Measures TRA-10 and TRA-24, impacts at Genesee 

Avenue/Decoro Street would be reduced to less than significant. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

La Jolla Village Drive/Genesee Avenue 

 

Facts in Support of Finding: The intersection of La Jolla Village Drive/Genesee Avenue operates at 

unacceptable levels under Existing conditions (LOS F during the a.m. peak hour and LOS E during the 

p.m. peak hour) and is expected to remain at unacceptable levels under Near-Term 2023 (LOS E during 

a.m. and p.m. peak hours) and Year 2035 (LOS F during the a.m. peak hour and LOS E during the p.m. 

peak hour) without the Project. With the addition of Project traffic, intersection operations would result 

in a cumulative significant impact under Year 2035 Plus Project scenario only. 

 

Mitigation Measure: Mitigation Measure TRA-19 would be required. Mitigation Measure TRA-19, which 
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identifies widening the westbound approach to provide a second dedicated right-turn lane, is a 

condition of approval for the Monte Verde project as included in that project’s EIR transportation 

mitigation measures and permit conditions.  The required improvement is currently permitted and 

bonded by Monte Verde.  

 

Finding: With implementation of Mitigation Measure TRA-19, impacts at La Jolla Village Drive/Genesee 

Avenue would be reduced to less than significant. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

Costa Verde Boulevard/Loop Road (South) 

 

Facts in Support of Finding: The intersection of Costa Verde Boulevard/Loop Road South is expected 

to operate at unacceptable levels under Year 2035 conditions (LOS F during the p.m. peak hour) without 

the Project. With the addition of Project traffic, intersection operations would be significantly impacted 

under the Year 2035 Plus Project scenario. 

 

Mitigation Measure: Mitigation Measure TRA-20 would be required. The Project would be required to 

widen the westbound approach to provide a dedicated left-turn lane. To accommodate the additional 

lane, approximately 10 feet of widening can be accomplished by widening 5 feet on both sides of the 

driveway). The Project would also restripe the northbound approach to provide a dedicated right-turn 

lane.  

 

Finding: With implementation of Mitigation Measure TRA-20, impacts at Costa Verde Boulevard/Loop 

Road South would be reduced to less than significant. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Nobel Drive/Costa Verde Boulevard 

 

Facts in Support of Finding: The intersection of Nobel Drive/Costa Verde Boulevard is expected to 

operate at unacceptable levels under Year 2035 scenario (LOS E during the a.m. and p.m. peak hours) 

without the Project. With the addition of Project traffic, intersection operations would be significantly 

impacted. 

 

Mitigation Measure: Mitigation Measure TRA-22 would be required. The Project would be required to 

restripe the southbound approach to provide a dedicated right-turn lane, with associated signal 

modification.  

 

Finding: With implementation of Mitigation Measure TRA-22, impacts at Nobel Drive/Costa Verde 

Boulevard would be reduced to less than significant. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 
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Project. 

 

Metered Freeway On-ramps 

 

I-5/La Jolla Village Drive Northbound On-Ramp  

 

Facts in Support of Finding: The northbound metered on-ramp at I-5/La Jolla Village Drive is expected 

to operate at unacceptable levels under Year 2035 conditions (i.e., experiencing delays in excess of 15 

minutes) without the Project. With the addition of Project traffic, metered on-ramp operations would be 

significantly impacted. 

 

Mitigation Measure: Mitigation Measure TRA-33 would be required. The UTC Revitalization project is 

conditioned to construct a high-occupancy vehicle (HOV) lane at the I-5/La Jolla Village Drive 

northbound on-ramp. This is improvement has been completed and is open to traffic.  

 

Finding: With implementation of Mitigation Measure TRA-33, which is expected to be completed prior 

to 2035, the impact at the I-5/La Jolla Drive northbound on-ramp would be reduced to less than 

significant. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

b. Findings Regarding Impacts that Are Found to be Significant and Unavoidable 

 

The City, having reviewed and considered the information contained in the Final EIR and the Record of 

Proceedings and pursuant to Public Resource Code §21081(a)(3) and State CEQA Guidelines 

§15091(a)(3), makes the following findings regarding transportation/circulation.   

 

Specific economic, legal, social, technological, or other considerations, including considerations of the 

provision of employment opportunities for highly trained workers, make infeasible the mitigation 

measures or alternatives identified in the Final EIR (Project No. 477943 / SCH No. 2016071031) as 

described below. 

 

“Feasible” is defined in Section 15364 of the CEQA Guidelines to mean “capable of being 

accomplished in a successful manner within a reasonable period of time, taking into 

account economic, environmental, legal, social, and technological factors.” The CEQA 

statute (Section 21081) and Guidelines (Section 15019(a)(3)) also provide that “other” 

considerations may form the basis for a finding of infeasibility.  

 

These findings are based on the discussion of impacts in Section 5.2 of the EIR. 

i. Transportation/Circulation 
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Impact: Traffic associated with the Project would result in significant and unavoidable impacts at two 

intersections, six roadway segments, three freeway segments, and one metered freeway on-ramp at the 

following locations:  

 

Intersections 

 

• Genesee Avenue/Governor Drive (Existing Plus Project, Near-Term 2023 Plus Project (Opening 

Day), and Year 2035 Plus Project); and 

• Nobel Drive/Genesee Avenue (Year 2035 Plus Project).  

 

Roadway Segments 

 

• La Jolla Village Drive from Genesee Avenue to Executive Way (Year 2035 Plus Project); 

• Genesee Avenue from La Jolla Village Drive to Esplanade Court (Year 2035 Plus Project); 

• Genesee Avenue from Nobel Drive to Decoro Street (Year 2035 Plus Project); 

• Genesee Avenue from Decoro Street to Centurion Square (Near-Term and Year 2035); 

• Genesee Avenue from Centurion Square to Governor Drive (Near-Term 2023 Plus Project 

(Opening Day) and Year 2035 Plus Project); and 

• Genesee Avenue from Governor Drive to State Route SR 52 (Year 2035 Plus Project). 

 

Freeway Segments 

 

• I-5: Gilman Drive to Nobel Drive (Existing Plus Project, Near-Term 2023 Plus Project (Opening 

Day), and Year 2035 Plus Project); 

• I-805: Governor Drive to Nobel Drive (Existing Plus Project, Near-Term 2023 Plus Project 

(Opening Day), and Year 2035 Plus Project); and 

• SR 52: Genesee Avenue to I-805 (Existing Plus Project, Near-Term 2023 Plus Project (Opening 

Day), and Year 2035 Plus Project). 

 

Metered Freeway On-ramps 

 

• I-805/Nobel Drive interchange southbound on-ramp (Existing Plus Project, Near-Term 2023 Plus 

Project (Opening Day), and Year 2035 Plus Project) 

 

 

Intersections 

 

Genesee Avenue/Governor Drive 

 

Facts in Support of Finding: The configuration of the southbound approach of this intersection includes 

a right-turn only lane onto westbound Governor Drive and the eastbound approach includes two left-

turn only lanes onto northbound Genesee Avenue. This intersection currently operates at LOS F during 

the a.m. peak hour and LOS E during the p.m. peak hour. These conditions would further deteriorate 

with implementation of the Project, ultimately to LOS F in the p.m. peak hour under the Year 2035 Plus 
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Project scenario.  

 

Mitigation Measures: Implementation of Mitigation Measure TRA-2 (as well as Mitigation Measure TRA-

11 and TRA-25 )  would require the Project  to install right-turn overlap phasing on the southbound 

approach and modify the traffic signal accordingly. However, the installation of southbound right-turn 

overlap would prohibit access to the parcel in the northwest corner of the intersection due to the 

inability to make eastbound U-turns. Therefore, this mitigation measure is determined to be infeasible. 

As partial mitigation, the Project will upgrade and/or repair the signal interconnect, communications, 

detection, and controller equipment on Genesee Avenue between Esplanade Court and Governor Drive.  

 

Finding: This impact would remain significant and unavoidable in the Existing Plus Project, Near-Term 

2023 Plus Project (Opening Day), and Year 2035 Plus Project scenarios. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Nobel Drive/Genesee Avenue 

 

Facts in Support of Finding: The configuration of the eastbound approach of this intersection includes a 

right-turn only lane onto southbound Genesee Avenue. This intersection currently operates at LOS D in 

the a.m. and p.m. peak hours. The LOS would be expected to degrade to LOS F in the a.m. peak hour and 

LOS E in the p.m. peak hour without the Project in the Year 2035 scenario. With the addition of Project 

traffic, the LOS would be expected to remain the same, but the increase in delay would result in a 

significant cumulative impact.  

 

Mitigation Measure: Implementation of Mitigation Measure TRA-23 would require the Project to install 

right-turn overlap phasing from the eastbound approach with associated traffic signal modification. 

However, the installation of an eastbound right-turn overlap would restrict access to the residential 

development on the west side of Genesee Avenue, south of Nobel Drive, due to the inability to make 

northbound U-turns. Therefore, this mitigation measure is determined to be infeasible. As partial 

mitigation, the Project will upgrade and/or repairs to the signal interconnect, communications, detection, 

and controller equipment on Genesee Avenue between Esplanade Court and Governor Drive.  

 

Finding: This impact would remain significant and unavoidable in the Year 2035 Plus Project scenario. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Roadway Segments 

 

La Jolla Village Drive from Genesee Avenue to Executive Way  

 

Facts in Support of Finding: The functional classification of this roadway segment is a 6-lane Major 

Arterial and includes street parking. This roadway currently operates at LOS D, but would be expected to 
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operate at LOS F in the Year 2035 scenario either with or without the Project. The volume-to-capacity 

ratio increase that would result from the Project would result in  cumulative significant impact.  

 

Mitigation Measure: As part of the approvals for the University Community Plan Amendment (CPA) 

Final Program EIR, the City Council in December 2016 deemed repurposing the segment of La Jolla 

Village Drive between Genesee Avenue and Executive Way to a 6-lane Prime Arterial to be infeasible  as it 

was determined that on-street parking would remain. As such, the Project’s contribution to significant 

cumulative impacts along La Jolla Village Drive between Genesee Avenue and Executive Way would not  

be mitigated to a less than significant level.. 

 

Finding: This impact would remain significant and unmitigated in the Year 2035 Plus Project scenario. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Genesee Avenue from La Jolla Village Drive to Esplanade Court 

 

Facts in Support of Finding: The functional classification of this roadway segment is currently a 4-lane 

Major Arterial and includes a driveway serving the UTC mall. It will be reconstructed back to six lanes 

upon completion of the Mid-Coast Trolley construction. This roadway currently operates at LOS C, but 

would be expected to deteriorate to LOS E in the Year 2035 scenario either with or without the Project. 

The volume-to-capacity ratio increase that would result from the Project would result in a significant 

cumulative impact.  

 

Mitigation Measure: Per the University Community Plan Amendment (December 5, 2016), the 

repurposing of this segment to a 6-lane Prime Arterial was deemed infeasible given that  the existing 

conditions include a loading driveway serving the UTC mall. As such, the Project’s significant cumulative 

impacts along Genesee Avenue between La Jolla Village Drive and Esplanade Court would not be 

mitigated to a less than significant level. 

 

Finding: This impact would remain significant and unmitigated in the Year 2035 Plus Project scenario. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Genesee Avenue from Nobel Drive to Decoro Street  

 

Facts in Support of Finding: The functional classification of this roadway segment is a 4-lane Major 

Arterial. This roadway currently operates at LOS D, but would be expected to operate at LOS F in the Year 

2035 scenario either with or without the Project. The volume-to-capacity ratio increase would result in a 

significant cumulative impact.  

 

Mitigation Measure: As part of the approvals for the University CPA , Final Program EIR (SCH: 

2015121011), the City Council in December 2016 rejected the widening of Genesee Avenue between 
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Nobel Drive and the SR 52 westbound ramps to six lanes as infeasible as it would not substantially 

reduce the significant impacts from the CPA project. Furthermore, the repurposing of Genesee Avenue 

right-of-way to provide for a modified six lane arterial was also rejected as it would require modification 

of the existing street design along this segment, including removal of the center median, resulting in a 

loss of trees, which would be inconsistent with CAP Strategy 5. As partial mitigation, the Project will 

upgrade and/or repair the signal interconnect, communications, detection and controller equipment on 

Genesee Avenue between Esplanade Court and Governor Drive. As such, the Project’s significant 

cumulative impacts along Genesee Avenue between Nobel Drive and Decoro Street would not be 

mitigated to a less than significant level.  

 

Finding: This impact would remain significant and unmitigated in the Year 2035 Plus Project scenario. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Genesee Avenue from Decoro Street to Governor Drive 

 

Facts in Support of Finding: The functional classification of this roadway segment is a 4-lane Major 

Arterial. This roadway currently operates at LOS D, but would be expected to operate at LOS E in the 

Near-Term 2023 scenario and to LOS F in the Year 2035 scenario either with or without the Project. The 

volume-to-capacity ratio increase that would result from the Project’s traffic would result in a significant 

direct impact and a significant cumulative impact.  

 

Mitigation Measure: As part of the approvals for the University CPA, Final Program EIR (SCH: 

2015121011), the City Council in December 2016 rejected the widening of Genesee Avenue between 

Nobel Drive and the SR 52 westbound ramps to six lanes as infeasible as it would not substantially 

reduce the significant impacts from the CPA project. Furthermore, the repurposing of Genesee Avenue 

right-of-way to provide for a modified six lane arterial was also rejected as it would require modification 

of the existing street design along this segment, including removal of the center median, resulting in a 

loss of trees, which would be inconsistent with CAP Strategy 5. As partial mitigation, the Project would 

upgrade and/or repair the signal interconnect, communications, detection, and controller equipment on 

Genesee Avenue between Esplanade Court and Governor Drive, . As such, the Project’s significant direct 

impact and significant cumulative impact along Genesee Avenue between Decoro Street and Governor 

Drive would not be mitigated to a less than significant level. 

 

Finding: This impact would remain significant and unmitigated in the Near-Term 2023 Plus Project 

(Opening Day) and Year 2035 Plus Project scenarios. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Genesee Avenue from Governor Drive to SR 52 

 

Facts in Support of Finding: The functional classification of this roadway segment is a 4-lane Major 
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Arterial. This roadway currently operates at LOS D, but would be expected to operate at LOS F in the Year 

2035 scenario either with or without the Project. The volume-to-capacity ratio increase would result in a 

significant cumulative impact.  

 

Mitigation Measure: As part of the approvals for the University CPA, Final Program EIR (SCH: 

2015121011), the City Council in December 2016 rejected the widening of Genesee Avenue between 

Nobel Drive and the SR 52 westbound ramps to six lanes as infeasible as it would not substantially 

reduce the significant impacts from the CPA project. Furthermore, the repurposing of Genesee Avenue 

right-of-way to provide for a modified six lane arterial was also rejected as it would require modification 

of the existing street design along this segment, including removal of the center median, resulting in a 

loss of trees, which would be inconsistent with CAP Strategy 5. As partial mitigation, the Project would 

upgrade and/or repair the signal interconnect, communications, detection, and controller equipment on 

Genesee Avenue between Esplanade Court and Governor Drive, as part of Mitigation Measure TRA-28. 

As such, the Project’s significant cumulative impact along Genesee Avenue between Governor Drive and 

SR 52 would not be mitigated to a less than significant level. 

 

Finding: This impact would remain significant and unmitigated in the Year 2035 Plus Project scenario.  

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Freeway Segments 

 

I-5: Gilman Drive to Nobel Drive 

 

Facts in Support of Finding: Under both Existing and Near-Term 2023 scenarios without the Project, 

this freeway segment would be expected to operate at LOS E northbound during the p.m. peak hour and 

southbound during the a.m. peak hour, and at LOS F southbound during the p.m. peak hour. In the 

Existing Plus Project and Near-Term 2023 Plus Project (Opening Day) scenarios, LOS would remain the 

same, but a significant direct impact would be expected to occur to the southbound direction during the 

p.m. peak hour due to the reduction in speed exceeding the allowable threshold. In the Year 2035 

scenario without the Project, this freeway segment would be expected to operate at LOS E northbound 

in the a.m. peak hour and at LOS F northbound during the p.m. peak hour and southbound during both 

the a.m. and p.m. peak hours. With the Project, LOS would be expected to remain the same, but a 

significant cumulative impact would occur to the southbound direction during the p.m. peak hour due to 

the reduction in speed exceeding the allowable threshold. 

 

Mitigation Measures: The addition of managed lanes on I-5 between I-8 and La Jolla Village Drive, as 

identified in the San Diego Association of Governments (SANDAG) 2050 Revenue Constrained RTP, would 

improve freeway operations. However, there is currently no funding in place at this time and no 

guarantee that the improvements would occur.  

 

• As partial mitigation, Mitigation Measure TRA-5 (as well as TRA-15 and TRA-29, which reference 

TRA-5) requires the following transportation demand management (TDM) measures to 
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incentivize use of alternate forms of transportation other than single-occupancy vehicles: 

Provide a 25 percent transit subsidy to hourly employees working on the property. The 

subsidy value will be limited to the equivalent value of 25 percent of the cost of a 

Metropolitan Transit System “Regional Adult Monthly/30-Day Pass” (currently $72 for a 

subsidy value of $18 per month).  Subsidies will be available to 75 percent of the hourly 

employees. The subsidy will be offered at the Opening Day of the project and will be 

provided for a period of three years. 

• Implement a parking management plan, which will charge  salaried employees market-rate for 

single-occupancy vehicle parking and provide reserved, discounted, or free spaces for registered 

carpools or vanpools. 

• Provide carpool/vanpool parking spaces as a part of the overall project parking requirements at 

the project site. These spaces will be signed and striped “carpool/vanpool parking only.” 

• Provide shower and locker facilities. These showers and lockers will be located in the parking 

structure adjacent to the security office. 

• Maintain an employer network in the SANDAG iCommute program (which replaces the previous 

RideMatcher service) to tenants/employees. 

• Provide on-site carsharing vehicle(s) and/or bikesharing. 

• Provide transit pass sales at the site’s concierge. 

• Provide a shuttle for workers in the research and development and office buildings to access 

other properties within the community that are owned by the same entity. If a public zero-

emission shuttle is established in the community in the future, provide a stop within the project 

site.  

• Implement smart parking technologies to provide real-time space availability, carpool/vanpool 

priority, and the option to reserve spaces in advance. 

• Install micromobility parking to accommodate a variety of micromobility forms, near the 

elevators to the trolley. 

• Provide additional bicycle and micromobility amenities, such as tire pump/repair stands as well 

as electric bike and scooter charging stations. 

• Consider enhanced wayfinding investments as part of the final design process. 

 

Finding: Impacts would remain significant and unmitigated in the Existing Plus Project, Near-Term 2023 

Plus Project (Opening Day), and Year 2035 Plus Project scenarios. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

I-805: Governor Drive to Nobel Drive 

 

Facts in Support of Finding: Under both Existing and Near-Term 2023 scenarios without the Project, 

this freeway segment would be expected to operate at LOS F northbound during the a.m. peak hour and 

southbound during the p.m. peak hour. In the Existing Plus Project and Near-Term 2023 Plus Project 

(Opening Day) scenarios, LOS would be expected to remain the same, but a significant direct impact 

would be expected to the northbound direction during the a.m. peak hour due to the reduction in speed 

exceeding the allowable threshold. In the Year 2035 condition with or without the Project, this freeway 
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segment would be expected to operate at LOS F northbound in the a.m. peak hour and southbound 

during the p.m. peak hour. A significant cumulative impact would occur to the northbound direction 

during the a.m. peak hour due to the reduction in speed exceeding the allowable threshold. 

 

Mitigation Measures: Currently, there is one managed lane of I-805 between SR 52 and I-5, which was 

constructed as Stage I of the I-805 North Managed Lanes Project. Stages II through IV of the I-805 North 

Managed Lanes project would construct the second carpool lane in the median from just north of SR 52 

to just north of La Jolla Village Drive. Additionally, the Nobel Drive Direct Access Ramp (DAR) and the 

Nobel Drive Park & Ride and Transit Station would be constructed and the Governor Drive interchange 

would be reconfigured. The addition of managed lanes and a new DAR on Nobel Drive would improve 

freeway operations on the I-805. The construction start dates for these improvements are pending as 

there is no funding in place to guarantee that these improvements would be completed. As partial 

mitigation, TRA-6 (as well as TRA-16 and TRA-30, which reference TRA-6) requires TDM measures (as 

indicated above for the impact to I-5: Gilman Drive to Nobel Drive) to incentivize use of alternate forms of 

transportation other than single-occupancy vehicles.  

 

Finding: Impacts would remain significant and unmitigated in the Existing Plus Project, Near-Term 2023 

Plus Project (Opening Day), and Year 2035 Plus Project scenarios. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

SR 52: Genesee Avenue to I-805 

 

Facts in Support of Finding: Under Existing conditions both with and without the Project, this freeway 

segment would be expected to operate at LOS F eastbound during the a.m.  and p.m. peak hours, and at 

LOS E westbound during the a.m. peak hour. Although the LOS would not change, a significant direct 

impact would occur to the westbound direction during the a.m. peak hour and eastbound during the 

p.m. peak hour due to the reduction in speed exceeding the allowable threshold. Under Near-Term 2023 

conditions with and without the Project, this freeway segment would be expected to operate at LOS F 

eastbound during the a.m.  and p.m. peak hours, as well as westbound during the a.m. peak hour. 

Although the LOS would not be expected to change, a significant direct impact would occur to the 

westbound direction during the a.m. peak hour and eastbound during the p.m. peak hour due to the 

reduction in speed exceeding the allowable threshold. Under 2035 conditions with and without the 

Project, this freeway segment would be expected to operate at LOS F eastbound during the a.m.  and 

p.m. peak hours and westbound during the a.m. peak hour, as well as at LOS E westbound during the 

p.m. peak hour. Although the LOS would not change, the Project’s impact to the westbound direction 

during the a.m. peak hour and eastbound during the p.m. peak hour would result in a cumulative 

significant impact due to the reduction in speed exceeding the allowable threshold. 

 

Mitigation Measures: The addition of a third lane in each direction along SR 52 between I-5 and I-805, 

as identified in SANDAG’s 2050 Unconstrained Network RTP, would improve freeway operations. 

However, there is currently no funding in place at this time and no guarantee that the improvements 

would occur. As partial mitigation, TRA-7 (as well as TRA-17 and TRA-31, which reference TRA-7) requires 
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TDM measures (as indicated above for the impact to I-5: Gilman Drive to Nobel Drive) to incentivize use 

of alternate forms of transportation other than single-occupancy vehicles.  

 

Finding: Impacts would remain significant and unmitigated in the Existing Plus Project, Near-Term 2023 

Plus Project, and Year 2035 Plus Project scenarios. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

Metered Freeway On-ramps 

 

I-805/Nobel Drive Interchange Southbound On-Ramp 

 

Facts in Support of Finding: Under Existing, Near-Term 2023, and 2035 scenarios both with and without 

the Project, delay at this on-ramp would exceed the City’s threshold of 15 minutes. The Project’s 

contribution to the delay would result in significant direct and cumulative impacts. 

 

Mitigation Measures: Stages II through IV of the I-805 North Managed Lanes (as discussed above), the 

Nobel Drive DAR, the Nobel Drive Park & Ride and Transit Station, and the reconfiguration of the 

Governor Drive interchange would relieve the congestion and delay at the freeway ramp meter and 

improve overall freeway operations, but there is no funding in place to ensure that the improvements 

would occur. As partial mitigation, TRA-8 (as well as TRA-18 and TRA-32) requires TDM measures (as 

indicated above for the impact to I-5: Gilman Drive to Nobel Drive) to incentivize use of alternate forms of 

transportation other than single-occupancy vehicles.  

 

Finding: Impacts at this freeway ramp meter would remain significant and unmitigated in the Existing 

Plus Project, Near-Term 2023 Plus Project (Opening Day), and Year 2035 Plus Project scenarios. 

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

VI. FINDINGS REGARDING MITIGATION MEASURES WHICH ARE THE RESPONSIBILITY OF 

ANOTHER AGENCY (CEQA 21081(a)(2) AND CEQA GUIDELINES 15091 (a)(2))  

 

The City, having reviewed and considered the information contained in the Final EIR and the Record 

of Proceedings, finds pursuant to CEQA §21081(a)(2) and CEQA Guidelines §15091(a)(2) that there 

are changes or alterations which could reduce significant impacts that are within the responsibility 

and jurisdiction of another public agency, and that such changes can and should be adopted by such 

other agency and/or approved for the Project to implement. 

 

Impact: Traffic associated with the Project would result in significant and unavoidable impacts at two 

intersections where improvements would require California Department of Transportation (Caltrans) 

approval, including:  
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• Genesee Avenue/SR 52 Westbound Ramps (Existing Plus Project, Near-Term 2023 Plus Project 

(Opening Day), and Year 2035 Plus Project); and 

• Genesee Avenue/SR 52 Eastbound Ramps (Existing Plus Project, Near-Term 2023 Plus Project 

(Opening Day), and Year 2035 Plus Project).  

 

 

 

Genesee Avenue/SR 52 Westbound Ramp 

 

Facts in Support of Finding: Under Existing and Near-Term 2023 scenarios with or without the Project, 

Genesee Avenue/SR 52 Westbound Ramp intersection is expected to operate at LOS F during the p.m. 

peak hour. In Year 2035 with or without the Project, it is expected to operate at LOS E during the a.m. 

peak hour and LOS F during the p.m. peak hour. Although the Project would not change the LOS, the 

addition of Project traffic would exceed the City’s thresholds for additional delay at this intersection and 

cause significant direct and cumulative impacts.  

 

Mitigation Measures: The significant direct and cumulative impacts would be reduced to less than 

significant through implementation of Mitigation Measure TRA-3 (as well as TRA-12 and TRA-26, which 

reference TRA-3), which requires that the Owner/Permittee assures by permit and bond the 

installation of a traffic signal to allow for protected northbound left turns, satisfactory to the 

California Department of Transportation (Caltrans) and the City Engineer.  

 

Finding: Although the identified improvements would fully mitigate the impact, the Project’s impact 

to this intersection is considered significant and unmitigated because the timing of the identified 

improvements is not within the Applicant’s or the City’s control as it requires Caltrans approval.  

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

Genesee Avenue/SR 52 Eastbound Ramp 

 

Facts in Support of Finding: Under Existing conditions with or without the Project, Genesee Avenue/SR 

52 Eastbound Ramp intersection operates and is expected to operate at LOS F during the p.m. peak 

hour. Although the Project would not change the LOS, the addition of Project traffic would exceed the 

City’s thresholds for additional delay at this intersection, resulting in a significant direct impact. In the 

Near-Term 2023 scenario, the intersection would continue to operate at LOS with or without the Project 

in the p.m. peak hour, but the addition of Project traffic would result in degradation from LOS D to LOS E 

during the a.m. peak hour. Both the increase in delay during the p.m. peak hour and degradation of LOS 

during the a.m. peak hour would be considered significant direct impacts. In Year 2035 with or without 

the Project, the intersection would be expected to operate at LOS F during the a.m. and p.m. peak hours. 

Although the Project would not change the LOS, the addition of Project traffic would exceed the City’s 

thresholds for additional delay at this intersection and the Project would have significant cumulative 

impact. 
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Mitigation Measures: The significant direct and cumulative impacts would be reduced to less than 

significant through implementation of Mitigation Measure TRA-4 (as well as TRA-13 and TRA-27 reference 

TRA-4), which requires that the Owner/Permittee assures by permit and bond the installation of right-

turn overlap phasing on the westbound approach and associated traffic signal modification 

satisfactory to Caltrans and the City Engineer.  

 

Finding: Although the identified improvements would fully mitigate the impact, the Project’s impact 

to this intersection is considered significant and unmitigated because the timing of the identified 

improvements are not within the Applicant’s or the City’s control as it requires Caltrans approval.  

 

Reference: See EIR Section 5.2 for a complete discussion of transportation impacts associated with the 

Project. 

 

VII. FINDINGS REGARDING PROJECT ALTERNATIVES  

 

In accordance with Section 15126.6(a) of the Guidelines, an EIR must contain a discussion of “a range 

of reasonable alternatives to a project, or the location of a project, which would feasibly attain most 

of the basic objectives of the project but would avoid or substantially lessen any of the significant 

effects of the project, and evaluate the comparative merits of the alternatives.” Section 15126.6(f) 

further states that "the range of alternatives in an EIR is governed by the 'rule of reason' that 

requires the EIR to set forth only those alternatives necessary to permit a reasoned choice." Thus, 

the following discussion focuses on project alternatives that are capable of eliminating significant 

environmental impacts or substantially reducing them as compared to the proposed Project, even if 

the alternative would impede the attainment of some project objectives, or would be more costly. In 

accordance with Section 15126.6(f)(1) of the Guidelines, among the factors that may be taken into 

account when addressing the feasibility of alternatives are: (1) site suitability; (2) economic viability; 

(3) availability of infrastructure; (4) general plan consistency; (5) other plans or regulatory limitations; 

(6) jurisdictional boundaries; and (7) whether the proponent can reasonably acquire, control, or 

otherwise have access to the alternative site.  

 

As required in Section 15126.6(a), in developing the alternatives to be addressed in this section, 

consideration was given to an alternative’s ability to meet most of the basic objectives of the project. 

Because the Project will cause potentially significant environmental effects unless mitigated, the City 

must consider the feasibility of any environmentally superior alternatives to the project, evaluating 

whether these alternatives could avoid or substantially lessen the potentially significant 

environmental effects while achieving most of the objectives of the project.  

 

The City, having reviewed and considered the information contained in the Final EIR and the Record 

of Proceedings, and pursuant to Public Resource Code §21081(a)(3) and State CEQA Guidelines 

§15091(a)(3), makes the following findings with respect to the alternatives identified in the Final EIR 

(Project No. 477943/ SCH No. 2016071031): 

 

Specific economic, legal, social, technological, or other considerations, including considerations of the 

provision of employment opportunities for highly trained workers, make infeasible the mitigation 
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measures or alternatives identified in the Final EIR (Project No. 442880 / SCH No. 2016031026) as 

described below. 

 

“Feasible” is defined in Section 15364 of the CEQA Guidelines to mean “capable of being 

accomplished in a successful manner within a reasonable period of time, taking into 

account economic, environmental, legal, social, and technological factors.” The CEQA 

statute (Section 21081) and Guidelines (Section 15019(a)(3)) also provide that “other 

considerations” may form the basis for a finding of infeasibility.  

 

a) Alternatives under Consideration 

 

The project alternatives are summarized below along with the findings relevant to each alternative.  

 

1. No Project Alternative 

 

CEQA Guidelines, Section 15126.6(e), requires that an EIR evaluate a “no project” alternative 

along with its impact. The purpose of describing and analyzing a no project alternative is to 

allow a lead agency to compare the impacts of approving the project to the impacts of not 

approving it. Under the No Project/No Development Alternative, the project would not be 

implemented, and the site would remain in its current condition. Accordingly, the No Project 

Alternative assumes that the Project would not be adopted, no redevelopment of the 

existing retail uses would be implemented, and no new hotel, office, or research and 

development uses would be constructed. With completion of the Monte Verde towers 

currently under construction, the existing CVSP area will be completely built out, and no 

additional work would occur to fulfill the existing plan. The pedestrian bridges planned to 

extend from the Trolley station would connect to elevators and stairways that extend into a 

landscaped area at the eastern edge of the Costa Verde Center, in accordance with plans 

developed by SANDAG. Modifications to the Costa Verde Center and off-site improvements 

to improve connectivity between transit, bicycle, and pedestrian modes would not occur. 

 

Potentially Significant Effects:  

 

The No Project Alternative would avoid the significant and unmitigated (or unavoidable) 

impacts to transportation/circulation (traffic congestion) as well as short-term construction 

and long-term operational noise identified for the Project. It also would incrementally reduce 

impacts to paleontological resources, public utilities, and public services and facilities, which 

would be less than significant for the Project. This alternative would not generate additional 

fees to address existing deficiencies in public facilities. It would be similar to the Project with 

regard to geology. This alternative would not require plan amendments but would be less 

preferred than the Project with regard to consistency with the environmental goals and 

objectives of applicable land use plans. It also would be less preferred with regard to 

alternative transportation modes, aesthetics, and hydrology/water quality, due to the 

retention of existing conditions as opposed to the upgrades that are proposed by the 

Project. With regard to air quality, GHG, and energy, this alternative would result in reduced 
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impacts on a site-specific basis. It would not, however, implement strategies designed to 

reduce these impacts on a regional, long-term basis. 

 

Facts In Support of Finding: 

 

While the No Project Alternative would reduce the significant environmental effects 

associated with Project related to construction noise and operational noise and 

transportation/circulation, it would not meet any of the Project objectives. The No Project 

Alternative would not revitalize an aging shopping center, integrate new land uses to better 

serve present and future community needs, or create a more vibrant activity center that 

contributes to the goals of smart growth and supports transit (Objectives 1 through 4). It also 

would not increase mobility options by providing improved pedestrian and bicycle linkages 

between the center and the adjacent neighborhood (Objective 5), provide a place for public 

gathering spots that promote social interaction (Objective 6), or improve the sustainability of 

the existing center through features consistent with the City’s CAP (Objective 7).  

 

Finding:  

 

The No Project Alternative is rejected because specific economic, social, or other 

considerations including matters of public policy make this alternative infeasible.  

 

Rationale: 

 

This alternative is rejected because it could not feasibly accomplish the basic objectives of 

the Project. 

 

Reference: 

 

See EIR Section 8.4.1 for a complete analysis of this alternative. 

2. Retail, Hotel, and Residential Alternative 

 

The Retail, Hotel, and Residential Alternative reflects the project as submitted to the City in 

March 2016 and circulated for public review in January 2018. This alternative would involve 

increasing the development intensity of commercial/retail uses by approximately 125,000 SF 

for a total of approximately 303,000 SF distributed among a total of 15 new and existing 

buildings and redesignating an approximately one-acre portion of the project site to Visitor 

Commercial to reintroduce a hotel use to the CVSP area. A 200-room hotel would serve 

residents, visitors, and the community’s research, business, and educational hub. 

Additionally, a mixed-use residential component, consisting of ground floor retail and six 

floors of multi-family residential use (with the top floor incorporating a mezzanine level) 

totaling 120 units would be incorporated as a future project phase.  

 

The hotel would be up to 10 stories in height, up to a maximum of 125 feet, and would 

encompass approximately 125,000 SF. The maximum height of commercial structures would 
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be 90 feet and the mixed-use residential component would total a maximum height of 100 

feet.  

 

The redesigned shopping center generally would be comprised of two areas due, in part, to 

site topography. The northern portion of the center sits approximately 15 feet higher in 

elevation than the southern portion of the site. A parking structure would be provided in 

each of these two areas.  

 

The northern portion of the center would consist of a pedestrian-orientated “Main Street.” 

The Main Street would extend from a gateway entry at Genesee Avenue and Esplanade 

Court to a circular style cul-de-sac and a central thoroughfare. It would be lined with 

commercial/retail and restaurant buildings, an outdoor living room, a central plaza, 

pedestrian walkways, decorative planters, site furniture, landscaping, and accent paving. 

Other amenities would include a rooftop park open to the community, rooftop gardens, 

green roofs, a community meeting room, and direct connections to the planned Trolley 

Station and off-site community facilities and uses. 

  

The lower-elevation, southern, portion of the center would primarily consist of 

neighborhood convenience services generally within free-standing buildings separated by 

surface parking lots. This area is intended for essential neighborhood services, such as a 

grocery store, pharmacy, and banks. The future mixed-use residential component would 

also be located in this portion of the site. Landscaping, sidewalks, and parking facilities 

would be provided. Pedestrian connections between the northern and southern portions of 

the center would be provided primarily from the central plaza along Main Street. 

 

Potentially Significant Effects: 

 

The Retail, Hotel, and Residential Alternative would increase significant and unmitigated 

direct and cumulative transportation/circulation impacts to street segments, while 

decreasing impacts at intersections, freeway segments, and ramp meters. This alternative 

would incrementally reduce significant operational noise impacts from HVAC operations. 

Potentially significant, but mitigable, impacts related to demolition and construction noise 

would be similar under this alternative as for the Project. This alternative would 

incrementally reduce impacts to land use (noise compatibility), aesthetics, air quality, energy, 

paleontological resources, public utilities, and public services and facilities, which would be 

less than significant for the Project. It would be similar to the Project with regard to 

greenhouse gas emissions, hydrology/water quality, and geology.  

 

Facts in Support of Finding: 

 

The Retail, Hotel, and Residential Alternative would fulfill all of the Project objectives, 

including revitalization of an aging shopping center by expanding, enhancing, and 

diversifying neighborhood/community-serving retail, dining, and commercial opportunities 

and local services (Objective 1) and integrating some new land uses (visitor accommodations 
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and residential uses) to create a more vibrant activity center (Objective 2). It also would 

provide a hotel in a transit-accessible location (Objective 3), implement transit-supportive 

land uses (Objective 4), increase mobility options by providing improved pedestrian and 

bicycle linkages between the center and the adjacent neighborhood (Objective 5), provide a 

place for public gathering spots that promote social interaction (Objective 6), and improve 

the sustainability of the existing center through features consistent with the City’s CAP 

(Objective 7). It would not, however, integrate research and development uses to the site as 

an element of Objective 2. As described above, it would decrease some impacts, while 

increasing others.  

 

Finding: 

 

The Retail, Hotel, and Residential Alternative is rejected because specific economic, social, or 

other considerations including matters of public policy make this alternative infeasible.  

 

Rationale: 

 

This alternative would not provide employment opportunities for highly trained workers, as 

the Project would through the addition of research and development uses to the site. 

 

Reference: 

 

See EIR Section 8.4.2 for a complete analysis of this alternative. 

  

3. Retail, Hotel, Office, and Reduced Research and Development Alternative 

 

The Retail, Hotel, Office, and Reduced Research and Development Alternative would 

construct 210,000 SF of research and development, which is 150,000 SF less than the Project. 

It also proposes to revitalize the 178,000 SF of existing retail space and add a hotel and 

40,000 SF of office space, similar to the Project. The mobility improvements and community 

facilities, as well as sustainable design features, proposed as part of the Project would occur 

under this alternative. 

 

Potentially Significant Effects: 

 

The Retail, Hotel, Office, and Reduced Research and Development Alternative would reduce 

significant, direct and cumulative transportation/circulation (traffic congestion) impacts, 

although significant and unmitigated impacts would still occur. Potentially significant, but 

mitigable, impacts related to demolition and construction noise would be the same under 

this alternative as for the Project, while operational noise impacts would be incrementally 

reduced. It would slightly reduce impacts related to aesthetics, air quality, energy, GHG, 

paleontological resources, public utilities, and public facilities and services, which also would 

be less than significant under the Project. Less-than-significant impacts to land use, 

hydrology/water quality, and geology would be similar to the Project. This alternative is 
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identified as the environmentally superior alternative among the build alternatives because 

it would reduce significant and unmitigated transportation / circulation impacts, as well as 

reduce significant but mitigable operational noise impacts. Specifically, it would result in the 

least amount of traffic generation of any of the build alternatives. 

 

Facts in Support of Finding: 

 

This alternative would revitalize an aging shopping center by expanding, enhancing, and 

diversifying neighborhood/community-serving retail, dining, and commercial opportunities 

and local services (Objective 1). It also would provide a hotel in a transit-accessible location 

(Objective 3), increase mobility options by providing improved pedestrian and bicycle 

linkages between the center and the adjacent neighborhood (Objective 5), provide a place 

for public gathering spots that promote social interaction (Objective 6), and improve the 

sustainability of the existing center through features consistent with the City’s CAP (Objective 

7). While this alternative would create a built environment that would embrace the Trolley 

Station, it would implement transit-supportive land uses within a Transit Priority Area 

(Objective 4) and integrate new land uses to create a more vibrant activity center that 

contributes to the goals of smart growth (Objective 2) to a lesser degree than the Project. In 

summary, this alternative would fulfill five and partially fulfill two of the seven Project 

objectives.  

 

Finding: 

 

The Retail, Hotel, Office, and Reduced Research and Development Alternative is rejected 

because specific economic, social, or other considerations including matters of public policy 

make this alternative infeasible.  

 

Rationale:  

 

The reduction in research and development uses under this alternative would reduce the 

availability of employment opportunities for highly trained workers, relative to what would 

occur through implementation of the Project. This alternative would also not as fully 

implement transit-supportive land uses within a Transit Priority Area and integrate new land 

uses to create a more vibrant activity center that contributes to the goals of smart growth. 

 

Reference: 

 

See EIR Section 8.4.3 for a complete analysis of this alternative. 

 

4. Retail and Office/Research and Development Alternative 

 

The Retail and Office/Research and Development Alternative proposes to revitalize the 

178,000 SF of existing retail space and add 360,000 SF of research and development and 

40,000 SF of office uses, similar to the Project. This alternative would not, however, include 
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development of a 200-room hotel at the site. It is anticipated that two restaurants would 

operate at the site where a hotel would be located under the Project. The mobility 

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

part of the Project would occur under this alternative. 

 

Potentially Significant Effects: 

 

The Retail and Office/Research and Development Alternative would reduce significant, direct 

and cumulative transportation/circulation (traffic congestion) impacts. Potentially significant, 

but mitigable, impacts related to demolition and construction noise would be the same 

under this alternative as for the Project, while operational noise impacts would be 

incrementally reduced. It would slightly reduce impacts related to land use (related to noise 

compatibility), aesthetics, air quality, energy, GHGs, paleontological resources, public utilities, 

and public facilities and services, which also would be less than significant under the Project. 

Less-than-significant impacts to hydrology/water quality and geology would be similar to the 

Project.   

Facts in Support of Finding: 

 

The Retail and Office/Research and Development Alternative would revitalize an aging 

shopping center by expanding, enhancing, and diversifying neighborhood/community-

serving retail, dining, and commercial opportunities and local services (Objective 1). It also 

would increase mobility options by providing improved pedestrian and bicycle linkages 

between the center and the adjacent neighborhood (Objective 5), provide a place for public 

gathering spots that promote social interaction (Objective 6), and improve the sustainability 

of the existing center through features consistent with the City’s CAP (Objective 7). While this 

alternative would create a built environment that would embrace the Trolley Station, it 

would implement transit-supportive land uses within a Transit Priority Area (Objective 4) and 

integrate new land uses to create a more vibrant activity center that contributes to the goals 

of smart growth (Objective 2) to a lesser degree than the Project. It also would not provide a 

hotel in a transit-accessible location (Objective 3). In summary, this alternative would fulfill 

four, partially fulfill two, and not fulfill one of the seven Project objectives.  

Finding: 

The Retail and Office/Research and Development Alternative is rejected because specific 

economic, social, or other considerations including matters of public policy make this 

alternative infeasible, 

Rationale: 

This alternative would not provide a hotel in a transit-accessible location, which would serve 

researchers, academicians, business travelers, and other visitors to the community. By not 

providing a hotel, this alternative would not as fully implement transit-supportive land uses 

within a Transit Priority Area and integrate new land uses to create a more vibrant activity 
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center that contributes to the goals of smart growth. It also would not generate Transient 

Occupancy Tax to fund City infrastructure and service needs. 

Reference: 

 

See EIR Section 8.4.4 for a complete analysis of this alternative. 

 

VIII. FINDINGS REGARDING OTHER CEQA CONSIDERATIONS 

 

a. Growth Inducement 

 

Section 15126.2(e) of the CEQA Guidelines mandates that the growth-inducing impact of a 

project be discussed. This discussion is presented in Section 7.2 of the EIR. The City finds that 

the Project would not result in short- or long-term growth-inducing impacts.  

 

Short-Term Growth Inducement  

 

During the Project construction, demand for various construction trade skills and labor 

would increase. It is anticipated that this demand would be met by the local labor force and 

would not require importation of a substantial number of workers that could cause an 

increased demand for temporary or permanent housing in this area.   

 

Long-Term Growth Inducement 

 

The Project would contribute to long-term growth through the redevelopment of existing 

commercial retail space, and addition of 360,000 SF of research and development, 40,000 SF 

of office uses, and a 200-room hotel. The completed development would create additional 

part-time and full-time employment, involving a wide variety of jobs ranging from low to high 

wage scales. None of the anticipated uses is expected to require the importation of a 

specialized work force that is not already present in the region. The labor pool within the 

project area is adequate. While the Project has the potential to foster economic growth for 

the City through expanded retail sales and research and development/office jobs, it is 

expected to have a limited effect on regional population growth because it would draw from 

the local population for jobs. The Project would not directly or indirectly increase population 

growth in the region. No significant pressure on local housing supply or demand is expected 

to result from development of the Project.  

The Project site is currently developed and is designated for urban uses and surrounded by 

existing and planned urban development and infrastructure. The Project would not require 

the extension or expansion of roadways, public services, utilities, or infrastructure into areas 

currently without service. It would be compatible with long-range plans for mass transit 

through expansion of the neighboring transit center and extension of the Metropolitan 

Transit System Blue Line Trolley. As a result, development of the Project would not remove 

any physical barriers to growth. Therefore, growth inducement would not be significant as a 

result of the Project. 
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b. Significant Irreversible Environmental Changes that will be Caused by the Project  

 

Section 15126.2(d) of the CEQA Guidelines requires an evaluation of significant irreversible 

environmental change that may occur as a result of project implementation. This discussion 

is presented in Section 7.4 of the EIR. Irreversible environmental changes typically fall into 

three categories: (1) primary impacts, such as the use of nonrenewable resources (i.e., 

biological habitat, agricultural land, mineral deposits, water bodies, energy resources and 

cultural resources); (2) secondary impacts, such as road improvements which provide access 

to previously inaccessible areas; and (3) environmental accidents potentially associated with 

the project. Section 15126.2(d) of the State CEQA Guidelines states that irretrievable 

commitments of resources should be evaluated to assure that current consumption of such 

resources is justified.  

 

As the site is currently developed with urban uses, implementation of the Project would not 

result in significant irreversible impacts to biological resources, historical resources, 

agricultural or forestry lands, or mineral resources. In addition, no water bodies are located 

on or adjacent to the site that would be impacted by the Project.  

 

The Project would entail the commitment of energy and non-renewable resources, such as 

energy in the form of electricity, energy derived from fossil fuels, natural gas, construction 

materials (i.e., concrete, asphalt, sand and gravel, petrochemicals, steel, and lumber and 

forest products), potable water, and labor during the construction phase. The Project 

features a number of sustainability elements to minimize its consumption of energy and 

non-renewable resources and associated impacts would be less than significant. 

Nevertheless, use of these resources on any level would have an incremental effect on the 

regional consumption of these commodities, and therefore result in long-term, irretrievable 

losses of non-renewable resources, such as fuel and energy.   

 

Paleontological resources which could be disturbed would be salvaged, as necessary, and 

data recovered in accordance with City standards. Impacts to paleontological resources 

would not be a reversible change to the resource. Lastly, the Project would not involve road 

or highway improvements that would provide access to previously inaccessible areas. 

Further, no major environmental accidents or hazards are anticipated to occur as a result of 

Project implementation. 

 

IX.  FINDINGS REGARDING RESPONSES TO COMMENTS AND REVISIONS IN THE FINAL EIR 

 

The Final EIR includes the comments received on the Draft EIR and responses to those comments. 

The focus of the responses to comments is on the disposition of significant environmental issues 

that are raised in the comments, as specified by CEQA Guidelines Section 15088(c).  

 

Finding/Rationale:  Responses to comments made on the Draft EIR and revisions in the Final EIR 

merely clarify and amplify the analysis presented in the document, and do not trigger the need to 

recirculate per CEQA Guidelines Section 15088.5(b).
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STATEMENT OF OVERRIDING CONSIDERATIONS 

(PUBLIC RESOURCES CODE SECTION 21081(b)) 

 

Pursuant to Section 21081(b) of CEQA and CEQA Guidelines §15093 and §15043, CEQA 

requires the decision-making agency to balance, as applicable, the economic, legal, social, 

technological, or other benefits of a proposed project against its unavoidable environmental 

risks when determining whether to approve the project. 

If the specific economic, legal, social, technological, or other benefits outweigh the 

unavoidable adverse environmental effects, the adverse environmental effects may be 

considered acceptable pursuant to Public Resources Code §21081. CEQA further requires 

that when the lead agency approves a project which will result in the occurrence of 

significant effects which are identified in the Environmental Impact Report (EIR) but are not 

avoided or substantially lessened, the agency shall state in writing the specific reasons to 

support its action based on the EIR and/or other information in the record. 

Pursuant to the Public Resources Code §21081(b) and Guidelines § 15093, the City Council, 

having considered all of the foregoing, finds that the following specific overriding economic, 

legal, social, technological, or other benefits associated with the project outweigh 

unavoidable adverse direct impacts related to transportation/circulation.   

The City Council declares that it has adopted all feasible mitigation measures to reduce the 

proposed environmental impacts to an insignificant level; considered the entire 

administrative record, including the EIR; and weighed the proposed benefits against its 

environmental impacts. This determination is based on the following specific benefits, each 

of which is determined to be, by itself and independent of the other project benefits, a basis 

for overriding and outweighing all unavoidable adverse environmental impacts identified in 

the Final EIR. Substantial evidence supports the various benefits, and can be found in the 

preceding sections (which are incorporated by reference into this section), the Final EIR, or in 

documents that comprise the Record of Proceedings for this matter. 

 

1. The Project would create Base Sector Employment uses in the UTC/Sorrento Mesa 

Subregional Employment Area (City General Plan Economic Prosperity Element 

Figure EP-2) in accordance with the City’s General Plan Economic Prosperity Element. 

Specifically, the Project would support the policies of this Element by: 

• Encouraging a broader geographic distribution of high-technology 

businesses throughout the City (Policy EP-A.2); 

• Encouraging large regional employers to locate and expand in a Subregional 

Employment Area (Policy EP-A.3); 

• Including base sector uses appropriate to an office setting in a village context 

(Policy EP-A.4); 

• Providing for the establishment and retention of non-base sector 

employment uses near housing to serve base sector industries and 
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community needs and encourage the development of small businesses 

(Policy EP-A.6); 

• Increasing the allowable intensity of employment uses in a Subregional 

Employment Area where transit exists (Policy EP-A.7); 

• Concentrating more intense office development in a Subregional 

Employment Area with transit access (Policy EP-A.8); 

• Efficiently utilizing employment lands through increased intensity in an 

“urban village” and Subregional Employment Area (Policy EP-A.9); and 

• Locating compatible employment uses on an infill site and supporting job 

growth in an existing urban area (Policy EP-A.10). 

2. The Project would implement the City of Villages Strategy in the City’s General Plan, 

which will sustain the long-term economic, environmental, and social health of the 

City, and implement the regional planning goals of the San Diego Association of 

Governments (SANDAG) Regional Plan. In particular, the Project would implement 

transit-supportive land uses and a built environment embracing the Blue Line Trolley 

Station, which is projected to start operations in late 2021. In addition to the 

approximately 17,800 housing units that exist within one mile of the Costa Verde 

Center, the Project would establish an employment center that is accessible by 

Trolley. The introduction of the research and development/office use supports the 

potential for daily commute of employees, furthering the economic viability of the 

Trolley. The Project would also provide pedestrian and bicycle linkages to improve 

connectivity between the Costa Verde Center, the adjacent neighborhood, and the 

Trolley. These design features, combined with other Transportation Demand 

Management (TDM) measures that the Project is committed to implementing, would 

decrease Vehicle Miles Traveled. 

3. Approval of this Project would represent another significant step toward achieving 

the City’s goal of encouraging scientific research and, in particular, the biotechnology 

industry, to locate in San Diego. In 2015, for example, Mayor Faulconer announced 

the results of “The Economic Impact of San Diego’s Research Institutions,” which 

revealed that San Diego’s scientific nonprofit, research institutes, and university 

centers have a $4.6 billion total economic impact on the regional economy. He 

stated, “I look forward to continuing to work with these scientists, entrepreneurs and 

research institutions to ensure San Diego remains a global pioneer in scientific 

discovery.” The Project would reinforce San Diego’s valuable identity as a leader in 

the field of biotechnical research. The Project would be located in the University 

Community, which already supports a number of companies involved in 

biotechnology research and manufacturing. The site is ideally situated near the 

University of California, San Diego, Scripps Clinic, and Salk Institute. 
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4. The Project would revitalize a shopping center that was constructed in 1989 and is 

suffering from outdated design, deteriorating facilities, and resulting vacancies. The 

revitalized center would better serve present and future needs of the surrounding 

community, providing space for key services such as a grocery store, banks, dry 

cleaners, post office, and affordable dining establishments. Introduction of office, 

hotel, and research and development uses to the site would help to create a more 

vibrant activity center. This mix of uses would be supportive of retail uses in the 

current economic environment, minimize the trips that office employees need to 

make during the day (for food, banking, pharmacy, etc.), and increase the amount of 

public activity in the center for improved security. 

5. The Project will include a new pharmacy that does not currently exist in the local 

neighborhood. Immediately behind the Project is the continuing care retirement 

community called the Vi. This new amenity will now be in walking distance to the Vi 

residential village.  

6. The Project would provide a hotel in a transit-accessible location, which would serve 

researchers, academicians, family members of UCSD students and Vi residents, 

business travelers, and other visitors to the community. The construction of a hotel 

in this key location adjacent to the Blue Line Trolley, that also connects to UCSD and 

is in proximity to numerous research institutions, would help to enhance San Diego’s 

role as a center for academic and scientific research collaboration. 

7. The Project would support transit by building a dense, mixed-use project with 

employment uses adjacent to both the new Blue Line Trolley and the existing UTC 

Transit Center bus terminal. The Project is situated in a Transit Priority Area (TPA), 

which is ideal for denser projects that will facilitate transit ridership, improve the 

City’s overall transit mode share, and reduce greenhouse gas emissions.  

8. The Project will result in an improved pedestrian experience by leveling the site 

along the “Main Street,”  removing the need to use escalators to traverse the site, 

and creating a more welcoming entrance to visitors entering the site from 

neighborhoods to the west.   

The City Council finds in accordance with Public Resources Code §21081(b) and 21081.5, and 

CEQA Guidelines §§15093 and 15043, that any, or any combination of, the Statement of 

Overriding Consideration benefits noted above would be sufficient to reach the conclusion 

that overriding findings justify the significant, unmitigable impacts that were found. 
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(R-2016-      ) 

CITY COUNCIL RESOLUTION NO.  __________  
GENERAL PLAN AMENDMENT, COMMUNITY PLAN AMENDMENT AND SPECIFIC PLAN AMENDMENT 

NO. 1677935  
COSTA VERDE REVITALIZATION - PROJECT NO. 477943 

[MMRP] 
ADOPTED ON _________________ 

WHEREAS, Regency Centers, LP a Florida Limited Partnership, requested an amendment to 

the 2008 General Plan (General Plan), the University Community Plan, and the Costa Verde Specific 

Plan to amend the University Community Plan,  to revise the “Community Commercial”  acreage from 

30 to 29 acres and “Visitor Commercial” from 46 to 47 acres, and to amend the Land Use and 

Development Intensity,  allowing for 178,000 SF of Neighborhood/Community Commercial and 2,740 

Dwelling units to add 360,000 SF of Research & Development Office; 40,000 SF of Professional Office; 

and 200 Hotel Rooms; and  

WHEREAS, the site is legally described as Lots 13 – 14 inclusive of Costa Verde, City of San 

Diego, County of San Diego, State of California, According to Map thereof No. 12045, filed in the office 

of the County Recorder of San Diego County, April 18, 1988; and 

WHEREAS, an amendment to the University Community Plan and the Costa Verde Specific Plan 

requires an amendment to the General Plan due to the University Community Plan and the Costa 

Verde Specific Plan being part of the Land Use Element of the General Plan; and 

WHEREAS, on September 24, 2020, the Planning Commission of the City of San Diego found 

the proposed amendments consistent with the General Plan, University Community Plan, and Costa 

Verde Specific Plan and voted ______ to recommend City Council approval of the amendments; and 

WHEREAS, on                                         , the Council of the City of San Diego (City Council) held a 

public hearing for the purpose of considering an amendment to the General Plan, the University 

Community Plan, and the Costa Verde Specific Plan; and 
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WHEREAS, the City Council has considered the Planning Commission record and recommendation, as 

well as all maps, exhibits, and written documents contained in the file for this project on record in the 

City of San Diego, and has considered the oral presentations given at the public hearing; and  

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

because this matter requires the Council to act as a quasi-judicial body and where a public hearing 

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

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

on evidence presented; NOW, THEREFORE, 

 BE IT RESOLVED, by the City Council, that it adopts the amendments to the General Plan, 

University Community Plan, and Costa Verde Specific Plan, a copy of which is on file in the office of 

the City Clerk as Document No. RR-                       . 

 BE IT FURTHER RESOLVED, by the City Council, that it adopts and amendment to the General 

Plan a copy of which is on file in the office of the City Clerk as Document No. RR-______________..  

  

APPROVED:  MARA ELLIOT, City Attorney 
 
 
 
By                                                                         
        
       Deputy City Attorney 
 
MJL:pev 
INSERT Date 
Or.Dept:DSD 
R-2016- INSERT 
Form=r-t.frm(61203wct) 
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PROJECT INFORMATION

PROJECT ADDRESSES:

8410 Genesee Ave 8510 Genesee Ave 8610 Genesee Ave 8650 Genesee Ave
8670 Genesee Ave 8750 Genesee Ave 4260 Nobel Dr. 4282 Esplanade Ct
8505 Costa Verde Dr.
*all project addresses are located in the City of San Diego, CA 92122

ASSESSORS PARCEL NUMBERS:

345-210-13 345-210-14

SHEET INDEX PROJECT DIRECTORY

PROJECT DETAILS:

EXISTING CONSTRUCTION - YEAR BUILT: 
OCCUPANCY: Mercantile:Office:R&D
CONSTRUCTION TYPE: 
GEOLOGIC HAZARDS CLASSIFICATION:
TOTAL GROSS SITE AREA (INCLUDES LOT 13&14, WITHOUT STREET VACATION): 
TOTAL GROSS SITE AREA (WITH STREET VACATION):

GROSS FLOOR AREA:

FLOOR AREA RATIO:

LEGAL DESCRIPTION:

Lots 13-14 inclusive of Costa Verde, in the City of San Diego, County of San Diego, State of California, According to Map
Thereof No. 12045, filed in the office of the County Recorder of San Diego County, April 18, 1988

PARCEL A:

A general utility and private driveway easement pursuant to “reciprocal agreement for access” recorded October 2, 1990, as
file No. 1990-0537242, official records, over, under, along and across those portions of Lots 10, 11, and 12 of Costa Verde, in
the City of San Diego, County of San Diego, State of California, According to Map Thereof No. 12045, filed in the office of the
County Recorder of San Diego County, April 18, 1988, delineated "private driveway" on said map.

PARCEL B:

An easement for sanitary sewer, storm drain, parking of motor vehicles and for driveways and roadways pursuant to “nonexclusive
easement agreement” recorded May 11, 1990, as file No. 90-260802 of official records, over, upon, under and across
a portion of Lots 6 and 7 in Costa Verde, in the City of San Diego, County of San Diego, State of California, according to map
thereof No. 12045, filed in the office of the county recorder of San Diego County, April 18, 1998, more particularly described as
follows:
Beginning at the most westerly corner of Lot 14 of said Costa Verde, said point lying on a 660.00 radius curve concave
southerly, a radial line to said point bears north 5° 51’ 40” west; thence easterly along the arc of said curve through a central
angle of 8° 44’ 07” an arc distance of 100.62 feet; thence north 26° 09’ 27” east along the boundary of said Lots 6 and 7, a
distance of 315.00 to an angle point in said Lot 7; thence north 63° 50’ 33” west, a distance of 20.00 feet: thence south 26° 09’
27” west, a distance of 315.00 feet thence south 63° 50’ 33” east, a distance of 20.00 feet to the true point of beginning.

PARCEL D:

Existing Community Plan Land Use Designations: Neighborhood Commercial/Community Commercial (University Community 
Plan)

Proposed Community Plan Land Use: Neighborhood Commercial/Community Commercial/Visitor Commercial (University
Community Plan), Amend Table 3 Land Use and Development Intensity to include 178,000 square feet Retail /
40,000 square feet Office / 360,000 square feet Office R&D / 200 Room Hotel

COMMUNITY PLAN:

The Costa Verde Specific Plan through the Planned Development Permit process
Existing base zone:  

- RS-1-14
Overlay zones:

- Airport Influence Area
- Community Plan Implementation (A)
- Parking Impact
- Residential Tandem Parking

Note:  Should any inconsistency arise between the development regulation of the base zone and the 
development guidelines of the Costa Verde Specific Plan and /or any implementing Planned 
Development Permit, the guidelines of the Specific Plan and/or Planned Development Permit shall 
govern over those of the base zone.

ZONING:

EASEMENTS:

A slope and drainage easement granted to the City of San Diego, recorded May 1, 1969, F/P No.
76232 and 76233, official records.

A general utility easement granted to the City of San Diego, recorded September 3, 1987, F/P No.
87-500962, official records.

An easement to American Television and Communications Corporation, DBA: Southwestern
Cable Television, Recorded January 19, 1988, F/P No. 88-022428, Official Records, is a general
easement with no location set forth and cannot be plotted.

An easement to SDG&E recorded July 21, 1988, F/P No. 88-353954, official records, is a general
easement with no location set forth and cannot be plotted.

An easement to SDG&E recorded November 17, 1988, F/P No. 88-591731, official records, is a
general easement with no location set forth and cannot be plotted. Affects Lot 11 & 12 (Parcels B
& C).

An easement for parking recorded October 2, 1990, per F/P No. 90-537240, official records.

An easement granted to SANDAG for LRT station infrastructure and public access.  See Sheet:  
Tentative Parcel Map (Sheet 5), Existing Easements, Delta 3, for more information.

A surface and subsurface easement recorded May 11, 1990 per F/P No. 90-260802, official records.

An easement granted to SANDAG for LRT station infrastructure and public access quitclaimed by 
separate document.  See Sheet:  Tentative Parcel Map (Sheet 5), Existing Easements, Delta 7, for 
more information.

SETBACKS:

Public street frontages (Genesee Ave and Nobel Drive) - 15 ft
Interior street frontages - 10 ft
Rear yard - 10 feet when adjoining residential sites if walls facing residences have openings (doors
/ windows). If facing walls do not have openings, rear yard may be 5 feet.
No deviations from required setbacks are being requested.

MAXIMUM BUILDING HEIGHTS:

Retail/Commercial/Office/R&D Structures: 135 feet*
Hotel:  135 feet

* See Sheet G01.101 for Average Grade Plane Calculation.

OWNER:
Regency Centers
420 Stevens Ave. Suite 320
Solana Beach, CA 92075
Tel: 858-847-4600

ARCHITECT:
RDC
245 E 3rd Street,
Long Beach, CA 90802
Tel: 562-628-8000

CIVIL:
Kimley Horn
401 B Street, Suite 600
San Diego, CA 92101
Tel: 619 -744-0168

LIGHTING:
First Circle Design
3187 Airway Avenue Suite C
Costa Mesa, CA 92626
Tel: 949-681-0500

PARKING:
Choate Parking Consultants, Inc.
16969 Von Karman Avenue, Suite 230
Irvine,California 92606
Tel: 949-474-0880 

ENVIRONMENTAL PLANNING:
Helix Environmental Planning, Inc
7578 El Cajon Blvd, Suite 200
La Mesa, CA 91942
Tel: 619-462-1515

LANDSCAPE:
Schmidt Design Group
1310 Rosecrans Street, Suite G
San Diego, CA 92106
Tel: 619-236-1462

CITY PLANNING:
MetroPlan LLC
1045 14th St, Suite 130
San Diego, CA 92101
Tel: 858-335-9344

COVER PAGE ENT- 00 1 OF 65

TENATIVE PARCEL MAP ENT- C0.000 2 OF 65

TYPICAL SECTIONS ENT- C0.001 3 OF 65

PRELIM. GRADING AND DRAINAGE PLAN ENT- C0.100 4 OF 65

UTILITY PLAN ENT- C0.101 5 OF 65

FIRE ACCESS PLAN ENT- C0.102 6 OF 65

PROJECT INFORMATION ENT- G0.100 7 OF 65

PROJECT STATISTICS ENT- G0.101 8 OF 65

PROJECT STATISTICS ENT- G0.102 9 OF 65

VICINITY AND SERVICE MAP ENT- G0.103 10 OF 65

EXISTING SITE PLAN ENT1.000 11 OF 65

DEMOLITION PLAN ENT1.001 12 OF 65

SITE PLAN ENT1.100 13 OF 65

LEVEL B2 PLAN ENT1.200 14 OF 65
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LEVEL 2 PLAN ENT1.203 17 OF 65
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ENLARGED PLAN OF BUILDING A, B ENT2.110 25 OF 65

ENLARGED ELEVATIONS BUILDING A ENT2.111 26 OF 65

ENLARGED ELEVATIONS OF BUILDING B ENT2.112 27 OF 65
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ENLARGED ELEVATIONS OF BUILDING D ENT2.122 30 OF 65
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ENLARGED ELEVATIONS OF BUILDING E, F ENT2.131 32 OF 65

ENLARGED ELEVATIONS OF BUILDING E, F ENT2.132 33 OF 65

ENLARGED PLAN OF BUILDING G, H ENT2.140 34 OF 65

ENLARGED ELEVATION OF BUILDING G, T1 ENT2.141 35 OF 65

ENLARGED ELEVATION OF BUILDING G, H, T1 ENT2.142 36 OF 65

ENLARGED ELEVATIONS OF BUILDING G, H, T1 ENT2.143 37 OF 65

ENLARGED PLAN OF BUILDING J, K ENT2.150 38 OF 65

ENLARGED ELEVATION OF BUILDING J, T2 ENT2.151 39 OF 65

ENLARGED ELEVATION OF BUILDING J, T2 ENT2.152 40 OF 65

ENLARGED ELEVATION OF BUILDING K, T2 ENT2.155 41 OF 65

ENLARGED ELEVATION OF BUILDING  K ENT2.156 42 OF 65

ENLARGED PLAN AND ELEVATION OF
BUILDING Q1 & Q2

ENT2.160 43 OF 65

R&D PLANS - BUILDING T1 ENT2.170 44 OF 65

R&D PLANS / OFFICE PLAN - BUILDING B, T2 ENT2.180 45 OF 65

ENLARGED PLAN OF HOTEL ENT2.190 46 OF 65

ENLARGED ELEVATION OF HOTEL ENT2.191 47 OF 65
47 OF 61

SECTION 1 & 2 ENT2.200 48 OF 65

SECTION 3 & 4 ENT2.201 49 OF 65

SECTION 5 ENT2.202 50 OF 65

OVERALL ROOF PLAN ENT2.300 51 OF 65

SOLAR STUDIES ENT6.000 52 OF 65

PERSPECTIVES BETWEEN T1 & T2 ENT7.000 53 OF 65

MOBILITY DIAGRAM ENT8.000 54 OF 65

URBAN DESIGN STRATEGY DIAGRAM ENT8.001 55 OF 65

LANDSCAPE PLAN ENT- L0.100 56 OF 65

LANDSCAPE ENLARGEMENT PLAN ENT- L0.101 57 OF 65

LANDSCAPE ENLARGEMENT PLAN ENT- L0.105 58 OF 65

LANDSCAPE AREAS ENT- L0.106 59 OF 65

LANDSCAPE CALCULATIONS ENT- L0.107 60 OF 65

LIGHTING ENT- LT0.100 61 OF 65

LIGHTING ENT- LT0.101 62 OF 65

SIGNAGE & WAYFINDING ENT- SG1.201 63 OF 65

SIGNAGE & WAYFINDING ENT- SG1.202 64 OF 65

SIGNAGE & WAYFINDING ENT- SG1.203 65 OF 65

Grand total: 65

1989
M, A-2,B and S-2
1A,1B,IV,VA,VB

51
13.23 ACRES (576,200 SF)
13.92 ACRES (606,355 SF)

EXISTING GROSS FLOOR AREA: 

PROPOSED GROSS FLOOR AREA* (COMMERCIAL/RETAIL): 
PROPOSED GROSS FLOOR AREA* (R&D):
PROPOSED GROSS FLOOR AREA* (OFFICE):
PROPOSED GROSS FLOOR AREA* (HOTEL) :

PROPOSED TOTAL GROSS FLOOR AREA*:

*Excludes parking structures per Municipal Code 113.0234 (B) 

178,000 SF

178,000 SF
360,000 SF
40,000 SF

125,000 SF

703,000 SF

0.31 FAR

1.00 FAR
2.87 FAR
1.22 FAR

0.95 FAR
3.19 FAR
1.16 FAR

EXISTING FLOOR AREA RATIO*: 

PROPOSED FLOOR AREA RATIO* (COMMERCIAL/RETAIL/R&D/OFFICE):
PROPOSED FLOOR AREA RATIO**** (HOTEL):
PROPOSED TOTAL FLOOR AREA RATIO*(TOTAL): 

PROPOSED FLOOR AREA RATIO** (COMMERCIAL/RETAIL/R&D/OFFICE):
PROPOSED FLOOR AREA RATIO*** (HOTEL):
PROPOSED TOTAL FLOOR AREA RATIO**(TOTAL): 

* BASED ON THE TOTAL SITE AREA (LOT 13&14, WITHOUT STREET VACATION)
** BASED ON THE TOTAL SITE AREA (WITH STREET VACATION)
*** BASED ON THE AREA OF LOT 13 ONLY (0.9 AC, WITH STREET VACATION)
**** BASED ON THE AREA OF LOT 13 ONLY (1.0 AC, WITHOUT STREET VACATION)

LANDSCAPE AREA: 
EXISTING USES: Neighborhood & Community Commercial
PROPOSED USES: Neighborhood & Community Commercial, Office/R&D and Hotel

TRAFFIC:
Linscott Law & Greenspan
4542 Ruffner Street, Suite 100
San Diego, CA 92111
Tel: 858-300-8800

GEOTECHNICAL:
Krazan & Associates
215 West Dakota Avenue
Clovis, CA 93612
Tel: 559-348-2200

(Per Municipal Code 113.02) 

(Per Municipal Code 113.02)
Per Costa Verde Specific Plan Amendment: Gross Floor Area may be distributed without regard to the proposed lot lines.

DISCRETIONARY APPROVALS

Discretionary options to include the following:
- University Community Plan Amendment
- Costa Verde Specific Plan Amendment
- Planned Development Permit Amendment (PCD85-0783, PCD90-1109)
- Site Development Permit
- Street / Easement Vacation / Dedications 
- Vesting Tentative Parcel Map 
- Tentative Parcel Map
- Neighborhood Development Permit (Commercial Tandem Parking)

No planned development permit deviations are being requested.
Lot line adjustment along west property line will be submitted as an Amendment.

PROJECT DESCRIPTION

PROJECT HIGHLIGHTS:

- Existing shopping center
- Revitalizing the Costa Verde Center
- Re-introduce 200 room hotel
- Office / Research & Development Space 
- Connection to mid-coast trolley station
- Connection to surrounding neighborhood

PROJECT NARRATIVE:

The proposal entails the reconfiguration and expansion of the existing Costa Verde Center to 
create a local, pedestrian-oriented hub that provides neighborhood services, retail shops, 
restaurants, office/research/development uses and community gathering spaces. The project 
proposes to redevelop and maintain the current amount (approximately 178,000 SF) of 
commercial/retail uses, add approximately 400,000 SF of office/research/development uses, and 

re-designate an approximately one-acre portion of the project site to Visitor Commercial which 

reintroduces a hotel designation to the Costa Verde Specific Planning Area. A 200-room hotel 
would serve guests of residents, and visitors to the community’s research, business, and 
educational sectors. The revitalized center will link directly to a Mid-Coast Trolley Station offering 
convenient access for office workers, tourists, UCSD students, shoppers and adjacent residents. 
The new Costa Verde Center embraces the future by curating an array of compatible uses along 
a transit line in a manner that fulfills the original vision of the University Community Plan.

A parking easement pursuant to "easement agreement for parking" recorded October 02, 1990 as instrument no. 90-537240 of 
official records, over and across Lot 12 of Costa Verde, in the City of San Diego, County of San Diego, State of California, 
according to map no. 12045, filed in the office ofthe County Recorder of San Diego County, April 18, 1988, more particularly 
described as follows:
Beginning at the southeasterly corner of said Lot 12; thence along the south line of said Lot 12 north 67° 46' 27" west, 30.00 feet to 
the true point of beginning; thence leaving said south line
north 0° 39' 15" west, 411.35 feet; thence
south 89° 20' 45" west, 47.00 feet; thence
south 68° 18 08" west, 102.78 feet; thence
south 21° 41' 52" east, 45.00 feet; thence south 68° 18' 09"  west, 9.55 feet to the sideline of a private driveway as shown on said 
map of Costa Verde, said point lying on a 208.00 foot radius curve concave westerly, a radial line to said point bears north 52° 42' 
34" east; thence southerly along the sideline of said private driveway and along said curve through a central angle of 58° 41' 48" a 
distance of 213.09 feet; thence south 21° 24' 22" west, 40.95 feet to the beginning of a tangent 378.00 foot radius curve concave 
northwesterly; angle of 0° 49' 11" a distance of 5.41 feet to the southerly line of said Lot; thence south 67° 46' 27" east, 178.65 feet 
to the true point of beginning.

PARCEL C:
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COSTA VERDE BLVD

BUILDING B
4 LEVELS

OCC.(B,M,A-2)

BUILDING  A
2 LVL,

OCC.(M,A-2)

BUILDING C
2 LEVELS

OCC.(M,A-2)

BUILDING D
1 LEVEL
OCC.(M)
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BUILDING F
1 LEVELS

OCC.(M,A-2,B)

BUILDING G
1 LVL,OCC

(B,A-2)

BUILDING K
1 LVL,OCC.(B,A-2)

BUILDING Q2
1 LVL, OCC.(M,A-2)

BUILDING Q1
1 LVL, OCC.

(M,A-2)

EXISTING PARK

BUILDING P
2 LEVEL PARKING GARAGE

OCC.(S-2)

MID-COAST TROLLEY STATION 
ABOVE

EXISTING RETAIL TO REMAIN

EXISTING RETAIL TO REMAIN

EXISTING SURFACE PARKING 
TO REMAIN

NEW PROPERTY LINE

EXISTING PROPERTY LINE TO BE VACATED

SLOPE DOWN

BUILDING J
1 LVL,OCC.(B,A-2)

PENDING RAMP AND STAIR DESIGN

EL. 360' - 6"

BUILDING L 
(HOTEL)

6 LVL, OCC.(R1)
200 KEYS

EL. 360' - 6"

STAIR DOWN TO LEVEL B1

STAIR DOWN TO LEVEL B1

200'150'

2
0

0
'

100'

100'

BUILDING T2
6 LEVELS
OCC.(B,A)

BUILDING T1
6 LEVELS
OCC.(B,A)

BUILDING H
1 LEVEL

FIRE SEPARATION BETWEEN occupancies WALL RATING

BUILDING J( B) AND BUILDING T2(A) 1 HR

1 HRBUILDING K(B) AND BUILDING T2(A)

BUILDING G(B) AND BUILDING T1(A) 1 HR

BUILDING D(M) AND BUILDING C(A) 1 HR

B1 LEVEL BUILDING D(M) AND BUILDING P(S2)

B1 LEVEL BUILDING F(M) AND BUILDING P(S2)

1 HR

1 HR

PODIUM P(S2)B1 Level  LID  and BUILDINGS 
A,B,C,D, E , F,G,H,J,K,Q1,Q2,T1,T2 FOR Occ(B,M,A) 

3 HR

HORIZONTAL FIRE SEPARATION BETWEEN occupancies

PREPARED BY:

NAME:

ADDRESS:

PHONE:

245 EAST THIRD STREET

562.628.8000

ORIGINAL DATE: 3/15/2016 (BY CALLISONRTKL)
REVISION DATE: 7/28/2016 (BY CALLISONRTKL)
REVISION DATE: 12/12/2016 (BY CALLISONRTKL)
REVISION DATE:
REVISION DATE:
REVISION DATE:

LONG BEACH, CA 90802

SHEET TITLE:

SHEET NO:

REGENCY CENTERS

420 STEVENS AVE SUITE 320

SOLANA BEACH, CA 92075

PROJECT #:

PTS #: 477943

477943

PROJECT NUMBER:                                 

06/10/2019 (BY GENSLER)
10/11/2019 (BY RDC)
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PROJECT STATISTICS

19-187

NORTH

A

BC
D

E

F

G H J K

L

T1 T2

AVERAGE GRADE PLANE

CODE ANALYSIS

AVERAGE GRADE PLANE = 354.89'
T.O. LID = 360.5'
DELTA = -5.61'

FIRE SEPARATION
WALL RATING LEGEND

Total Proposed Building Area 11,240 71,835 28,290 27,000 9,950 8,440 20,290 9,660 12,070 8,730 125,000 714,408 131,345 210,000 1,450 800

Allowable Building Area CBC 506.2.3 or
506.2.4 103,500 135,000 103,500 103,500 36,000 36,000 36,000 36,000 36,000 36,000 UL UL UL UL 36,000 36,000

Allowable Area per Floor 34,500 45,000 34,500 34,500 18,000 18,000 18,000 18,000 18,000 18,000 UL UL UL UL 18,000 18,000

Proposed Area (largest floor) 9,500 21,530 28,290 27,000 9,950 8,440 16,580 9,660 12,070 8,730 24,090 376,934 24,269 41,176 1,450 800

SM (with height increase) - - - - - - - - - - - - - - - -

SM (without height increase) 34,500 45,000 34,500 34,500 18000 18000 18000 18000 18000 18000 UL UL UL UL 18000 18000

SM - - - - - - - - - - - - - - - -

S1 - - - - - - - - - - - - - - - -

ALLOWABLE FLOOR AREA  CBC 506.2

Proposed stories 2 4 2 1 1 1 2 1 1 1 6 -2 6 6 1 1

S - - - - - - - - - - - - - - -

S (with area increase) - - - - - - - - - - - - - - - -

S (without area increase) 3 4 3 3 2 2 2 2 2 2 UL UL 12 12 2 2

NUMBER OF STORIES CBC 504.4

Height from grade plane - 74.61' 37.61' 30.61' 32.61' 50.61' 29.61' 29.61' 29.61' 29.61' TBD  -23.00' 111.61' 111.61' 22.61' 22.61'

Average grade plane - podium - 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 360.5' 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61') 354.89' (-5.61')

Proposed Height 32' 54' 32' 25' 27' 45' 24' 24' 24' 24' 150' - 106' 106' 17' 17'

S - - - - - - - - - - - - - - - -

S (with area increase) - - - - - - - - - - - - - - - -

S (without area increase) 70' 85' 70' 70' 60' 60' 60' 60' 60' 60' UL UL 180' 180' 60' 60'

BUILDING HEIGHT  CBC 504.3

CONSTRUCTION TYPE

TYPE V-A - '16
CBC W/

SPRINKLERS
TYPE IV - '16 CBC
W/ SPRINKLERS

TYPE V-A- '16
CBC W/

SPRINKLERS

TYPE V-A - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

TYPE 1A -
'16 CBC W/
SPRINKLER

S

TYPE 1A - '16
CBC W/

SPRINKLERS

TYPE IB - '16
CBC W/

SPRINKLERS

TYPE IB - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

TYPE V-B - '16
CBC W/

SPRINKLERS

OCCUPANCY M,A-2 B,M,A-2 M,A-2 M B,A-2 M,A-2,B B,A-2 M, A-2 B,A-2 B,A-2 R1 M,B,S2 M,B,A B,A M,A-2 M,A-2

(Mass Timber
Office/R&D/Retail) (Occ.LEVEL below

in B1 level not
included )

(Occ.LEVEL
below in B1 level

not included )

(HOTEL)

(2 LEVELS
BELOW
GRADE

parking similar
to HOTEL)

(includes
FACILITY H at

level 1)

BUILDING A BUILDING B BUILDING C BUILDING D BUILDING E BUILDING F BUILDING G BUILDING H BUILDING J BUILDING K BUILDING L BUILDING P BUILDING  T1 BUILDING T2 BUILDING Q1 BUILDING Q2

Note:All areas in terms of Gross Floor Area (GFA) not Gross Leasable Area (GLA) per CBC , Chp. 5 General building heights and Areas.
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LOADING ZONE SPACES

T2 LOADING

RETAIL LOADING

67'-8"

Length Width
Vertical 
Clearance

38'-10" 15'-0"

115'-6" 209'-0" 22'-0"

# of Off-Street 
Loading Spaces

5

7

COMMERCIAL / RETAIL

R&D

OFFICE

HOTEL

TOTAL

Land Use
Sq. Ft. / 
Rooms

178,000 sq. ft.

360,000 sq. ft.

40,000 sq. ft.

200 rooms

--

Ratio (Per 1,000 
sq. ft.)

4.3

2.1

2.9

1 per room

--

Total Req'd 
Spaces

765

756

116

200

1,837

Total Spaces 
Provided

2,076

Minimum Required Parking 
Article 2: General Development Regulations

Division 5: Parking Regulations 
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PROJECT STATISTICS

19-187

PROJECT  TOTAL  703,000

HOTEL GRAND TOTAL  125,000

BUILDING L  24,214 24,708 19,188  18,964  18,963  18,963  125,000

HOTEL AREA SUMMARY

OFFICE GRAND TOTAL  400,000

BUILDING T2 (R&D)  650  650  2,824  41,176  41,175  41,175  41,175  41,175  210,000

BUILDING T1 (R&D)  650  650  10,360  24,269   24,269   24,269  23,439 23,439  131,345

BUILDING B (OFFICE/R&D)  450  450  1,790  18,655  18,655  18,655 58,655

OFFICE / R&D AREA SUMMARY

RETAIL GRAND TOTAL  178,000

BUILDING Q2  800  800

BUILDING Q1  1,450  1,450

BUILDING K  8,730  8,730

BUILDING J  12,070  12,070

BUILDING H  9,660  9,660

BUILDING G  16,580  3,710  20,290

BUILDING F  9,470  8,440  17,910

BUILDING E  9,950  9,950

BUILDING D  8,700  27,000  35,700

BUILDING C  24,440  3,850  28,290

BUILDING B  13,180  13,180
BUILDING A  9,500  1,740  11,240

EXISTING  8,730  8,730

RETAIL AREA SUMMARY

LEVEL B2 LEVEL B1 LEVEL 1 LEVEL 2 LEVEL 3 LEVEL 4 LEVEL 5 LEVEL 6 TOTAL

BUILDING AREA SUMMARY

4. Provide 11 shower stalls and 38 two-tier personal effects lockers per San Diego Climate Action Plan requirements

    per Document 90-537240, recorded October 2, 1990.

3. In accordance with the Specific Plan, the total number of parking spaces shall range between 1,837-2,076. The maximum of the range excludes the off-site spaces that are the subject of an easement agreement for parking

2. Determined for Motorcycle,EV, LEFV/carpool, Accessible Stalls per CBC 11B-502

1. Bicycle Parking to be provided in accordance with Section 142.0530 (e).
Note:

  Total Parking Spaces Provided 1582 186 43 99 20 40 129 117 5 3 4 146 26 7 2,076

  Building L (Hotel 200 Keys) 51 11 2 - - - 4 2 1 1 - 2 2 1 71

  B2 level below grade 766 128 - - - - 27 27 - - - 72 - - 993

  B1 Level below grade 510 23 41 99 - + 70 60 4 2 4 72 17 2 694

  Level 01 200 24 - - 15 30 28 28 - - 6 2 260
  Plaza Existing Surface Lot 55 - - - 5 10 - - - - - - 1 2 58
  Required Spaces 42 99 5 125 4 2 4 146 25 6

  Required % 2% 5% 5% 6% 7%

  LEVEL

Standard
(a)

Tandem
(b)

Motorcycle
(not incl. in

total
count)

Bicycle
Long

Term (not
incl. in
total

count)

Bicycle
Short

Term (not
incl. in
total

count)

Micro-
Mobility
Parking
(not incl.
in total
count)

E.V. Capable
(c=d+e+f+g)

E.V.
Capable
Standard

(d)

E.V.
Acc.
(e)

E.V.
Van
Acc.
(f)

E.V.
Amb.
(g)

Low
Emitting,

Fuel
Vehicle,
Carpool

(h)

Acc.
(j)

Acc.
Van
(k)

  Proposed Location

CAL GREEN Total
(a+b+c+h+j+k)

PARKING ALLOCATION SUMMARY

NORTH

A

BC
D

E

F

G H J K

L

T1 T2

1/8"=1'-0"1/8"=1'-0"
1/8"=1'-0"

1/8"=1'-0"

1/8"=1'-0"

1/8"=1'-0"1/8"=1'-0"1/8"=1'-0" 1/8"=1'-0"
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30" x 48" FLOOR SPACE

CENTER LINE OF STALL, 
TYP.

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

4" WIDE BLUE PAINT 
STRIPE

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

FUTURE CHARGING 
STATION FACE OF WALL 

OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

CENTERLINE OF 
STALL, TYP.
4" WIDE DOUBLE 
WHITE PAINT 
STRIPES

6" HIGH WHITE 
LETTERS

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE 
DOUBLE 
WHITE PAINT 
STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT 

STRIPES

CENTERLINE OF 
STALL, TYP.

12" HIGH WHITE 
LETTERS PAINTED 

ON THE FLOOR

ADA SYMBOL TO BE 
PAINTED ON FLOOR. 

SEE DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT 
ACCESSIBLE PARKING 
STALLS AND ACCESS 
AISLES

1'-0" HIGH WHITE LETTERS 

4" WIDE BLUE DIAGONAL 
STRIPING

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

1'-0" HIGH WHITE 
LETTERS

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT ACCESSIBLE 
PARKING STALLS AND 
ACCESS AISLES

4" WIDE BLUE 
DIAGONAL STRIPING

Note:
In accordance with the Specific Plan, the total number of parking spaces shall range between 1,837-2,076. The maximum of the 
range excludes the off-site spaces that are the subject of an easement agreement for parking per Document 90-537240, recorded 
October 2, 1990. 
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BUILDING 

41,700 SF
1 LEVEL

BUILDING F

5,580 SF
1 LEVEL

BUILDING E 

3,150 SF
1 LEVEL

BUILDING G 

6,360 SF
1 LEVEL

BUILDING H

5,300 SF
1 LEVEL

BUILDING I 

18,159 SF
2 LEVELS

BUILDING  J

6,525 SF
1 LEVEL BUILDING  K

8,500 SF
1 LEVEL

BUILDING  A

11,402 SF
1 LEVEL

BUILDING  B

37,663 SF
2 LEVELS

BUILDING  C

33,661 SF
3 LEVELS

EXTENT OF EXISTING

PARKING BELOW
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BUILDING F

TO REMAIN

BUILDING E 

TO REMAIN

ON-GRADE PARKING

TO BE DEMOLISHED

ON-GRADE 

PARKING

TO BE 
DEMOLISHED

BUILDING 

TO BE 
DEMOLISHED

BUILDING G 

TO BE 
DEMOLISHED

BUILDING H

TO BE 
DEMOLISHED

BUILDING I 

TO BE 
DEMOLISHED

BUILDING  J

TO BE 
DEMOLISHED

BUILDING  K

TO BE 
DEMOLISHED

BUILDING  A

TO BE 
DEMOLISHED

BUILDING  B

TO BE 
DEMOLISHED

BUILDING  C

TO BE 
DEMOLISHED

ON-GRADE PARKING

TO BE DEMOLISHED
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p lanter

BIKE

LANE

BIKE

LANE

NO PARKIN
G

PARKING

NO

NO PARKING
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R
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COSTA VERDE BLVD

EXISTING PARK

MID-COAST TROLLEY STATION 

ABOVE

EXISTING GAS 

STATION TO 

REMAIN

1 LEVEL

EXISTING 

RESTAURANT 

TO REMAIN

1 LEVEL

EXISTING SURFACE 

PARKING TO REMAIN

NEW PROPERTY LINE

EXISTING PROPERTY LINE TO BE VACATED

SLOPE DOWN

PENDING RAMP AND STAIR DESIGN

EL. 360' - 6"

EL. 360' - 6"

STAIR DOWN TO LEVEL B1

STAIR DOWN TO LEVEL B1

North

BUILDING B

4 LEVELS

BUILDING A

2 LEVELS

BUILDING C

2 LEVELS

BUILDING D

2 LEVELS

B
U

IL
D

IN
G

 E

1
 L

E
V

E
L

BUILDING F

2 LEVELS

BUILDING 

G

2 LEVEL

BUILDING H

1 LEVEL
BUILDING K

1 LEVEL

Q2

1 LEVEL

Q1

1 LEVEL

BUILDING P

2 LEVEL
PARKING GARAGE

BUILDING J

1 LEVEL

BUILDING L 

7 LEVELS
200 KEYS

BUILDING T2

6 LEVELS
BUILDING T1

6 LEVELS

ELEVATOR BY SAN DIEGO 

METRO TRANSIT SYSTEM

160' - 7" 251' - 2"
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OVERALL SITE PLAN1
NOTE:

1. FOR LOCATIONS OF EXISTING TRAFFIC SIGNALS, STREET LIGHTS, AND OTHER IMPROVEMENTS TO BE 
REMOVED OR RELOCATED ALONG GENESEE AVENUE & NOBEL DRIVE, STRIPING AT THE PROPOSED 

DRIVEWAYS, PROPOSED RIGHT-TURN EXIT ONLY DRIVEWAY & LOCATION OF PROPOSED VALET DROP OFF 
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RAMP 
UP

R&D NORTH LOBBY

CREATIVE OFFICE

LOBBY

RETAIL ELEVATORS

EL. 337' - 6"

PLAN LEGEND

Office

Retail Circulation

RETAIL ELEVATORS

993

RAMP 
UP

RAMP 
UP

24' - 0"

E

E E

E

E

E E

E

E
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E

RETAIL ELEVATORS

E E
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E E

R&D SOUTH LOBBY
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320

XXXX TOTAL PARKING COUNT
(See Sheet 9 G0.102, Parking Allocation 
Summary for required parking space 
allocation requirements per CBC 11B-502  
Final allocation of parking space locations 
will be determined at time of Building 
Permit Submittal.  Also see the Parking 
Details on G01.102 for typical parking space 
dimensions).

ElevatorE

1/8"=1'-0"1/8"=1'-0"
1/8"=1'-0"

1/8"=1'-0"

1/8"=1'-0"

1/8"=1'-0"1/8"=1'-0"1/8"=1'-0" 1/8"=1'-0"

30" x 48" FLOOR SPACE

CENTER LINE OF STALL, 
TYP.

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

4" WIDE BLUE PAINT 
STRIPE

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

FUTURE CHARGING 
STATION FACE OF WALL 

OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

CENTERLINE OF 
STALL, TYP.
4" WIDE DOUBLE 
WHITE PAINT 
STRIPES

6" HIGH WHITE 
LETTERS

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE 
DOUBLE 
WHITE PAINT 
STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT 

STRIPES

CENTERLINE OF 
STALL, TYP.

12" HIGH WHITE 
LETTERS PAINTED 

ON THE FLOOR

ADA SYMBOL TO BE 
PAINTED ON FLOOR. 

SEE DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT 
ACCESSIBLE PARKING 
STALLS AND ACCESS 
AISLES

1'-0" HIGH WHITE LETTERS 

4" WIDE BLUE DIAGONAL 
STRIPING

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

1'-0" HIGH WHITE 
LETTERS

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT ACCESSIBLE 
PARKING STALLS AND 
ACCESS AISLES

4" WIDE BLUE 
DIAGONAL STRIPING
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STRUCTURE 
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XXXX TOTAL PARKING COUNT
(See Sheet 9 G0.102, Parking Allocation 
Summary for required parking space 
allocation requirements per CBC 11B-502  
Final allocation of parking space locations 
will be determined at time of Building 
Permit Submittal.  Also see the Parking 
Details on G01.102 for typical parking space 
dimensions).
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30" x 48" FLOOR SPACE

CENTER LINE OF STALL, 
TYP.

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

4" WIDE BLUE PAINT 
STRIPE

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

FUTURE CHARGING 
STATION FACE OF WALL 

OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

CENTERLINE OF 
STALL, TYP.
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STRIPES
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OR COLUMN, TYP.
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WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT 

STRIPES

CENTERLINE OF 
STALL, TYP.

12" HIGH WHITE 
LETTERS PAINTED 

ON THE FLOOR

ADA SYMBOL TO BE 
PAINTED ON FLOOR. 

SEE DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT 
ACCESSIBLE PARKING 
STALLS AND ACCESS 
AISLES

1'-0" HIGH WHITE LETTERS 

4" WIDE BLUE DIAGONAL 
STRIPING

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

1'-0" HIGH WHITE 
LETTERS

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT ACCESSIBLE 
PARKING STALLS AND 
ACCESS AISLES

4" WIDE BLUE 
DIAGONAL STRIPING
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XXXX TOTAL PARKING COUNT
(See Sheet 9 G0.102, Parking Allocation 
Summary for required parking space 
allocation requirements per CBC 11B-502  
Final allocation of parking space locations 
will be determined at time of Building 
Permit Submittal.  Also see the Parking 
Details on G01.102 for typical parking space 
dimensions).
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30" x 48" FLOOR SPACE

CENTER LINE OF STALL, 
TYP.

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

4" WIDE BLUE PAINT 
STRIPE

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

1'-0" HIGH WHITE LETTERS 
PAINTED ON THE FLOOR

FUTURE CHARGING 
STATION FACE OF WALL 

OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

CENTERLINE OF 
STALL, TYP.
4" WIDE DOUBLE 
WHITE PAINT 
STRIPES

6" HIGH WHITE 
LETTERS

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE 
DOUBLE 
WHITE PAINT 
STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

9" HIGH WHITE 
LETTERS PAINTED ON 
FLOOR. SEE SIGNAGE.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT 

STRIPES

CENTERLINE OF 
STALL, TYP.

12" HIGH WHITE 
LETTERS PAINTED 

ON THE FLOOR

ADA SYMBOL TO BE 
PAINTED ON FLOOR. 

SEE DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT 
ACCESSIBLE PARKING 
STALLS AND ACCESS 
AISLES

1'-0" HIGH WHITE LETTERS 

4" WIDE BLUE DIAGONAL 
STRIPING

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

FACE OF WALL 
OR COLUMN, TYP.

4" WIDE DOUBLE 
WHITE PAINT STRIPES

CENTERLINE OF 
STALL, TYP.

1'-0" HIGH WHITE 
LETTERS

ADA SYMBOL TO BE 
PAINTED ON FLOOR. SEE 
DETAIL 9/A9.3

NOTE:
2% MAX SLOPE IN ANY 
DIRECTION AT ACCESSIBLE 
PARKING STALLS AND 
ACCESS AISLES

4" WIDE BLUE 
DIAGONAL STRIPING
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NOTE: PROJECT PROVIDE CONNECTIVITY TO CITY PROVIDED BIKE LANE, TYP.
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BUILDING B

BUILDING A

BUILDING C

BUILDING D
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- Lighting shown for concept only
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- Lighting shown for concept only
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NOTE:
SIGNAGE FOR CONCEPT ONLY
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NOTE:
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NOTE:
SIGNAGE FOR CONCEPT ONLY
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The University Community Planning Group recommendation will be provided after they vote on the 
project, which is anticipated to happen on September 15, 2020, after printing of this report.  
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