THE CitYy oF SAN DiEGO

REPORT TO THE PLANNING COMMISSION

OWNER/

DATE ISSUED: January 17,2014 REPORT NO. PC-14-006

ATTENTION: Pianning Commission, Agenda of January 23, 2014

SUBJECT: | MEADOWOOD DEVELOPMENT - PROJECT NO. 317414.
PROCESS 5

APPLICANT Three Sided, L.P. — Property Owner (Aﬁachmeﬁt 13) / Marc Perlman

Permittee; and Mr. Dan Rehm, Hunsaker and Associates, Consultant and
Engineer

SUMMARY

Issue: Should the Planning Commission recommend approval of a thirteen lot
subdivision for the construction of nine single family homes on a 2.2-acre site located
within the Pacific Highlands Ranch Subarea Plan area?

Staff Recommendation:

1. Recommend the City Council CERTIFY Fmdlngs to Master Env1r0nmental
Impact Report No. 96-7918, for Project No. 317414; :

2, Recommend the City Council APPROVE Vesting Tentative Map No. 1213889
with Public Right-of-Way Vacation No. 1109121, and Planned Development
Permit No. 1109069.

Community Planning Group Recommendation: On April 25, 2013, the Carmel Valley
Community Planning Board voted 14-0-0 to recommend approval of the proposed project
with conditions as discussed in this report (Attachment 12).

Environmental Review: Findings to Master Environmental Impact Report No. 96-7918,
for Project No. 317414, have been prepared for the project in accordance Wlth State of
California Environmental Quality Act (CEQA) guidelines.

Fiscal Impact Statement: All costs associated with this project are paid from a deposit
account maintained by the applicant.




Code Enforcement Impact: None.

Housing Impact Statement: The site is designated as Low Density Residential by the
Pacific Highlands Ranch Subarea Plan which allows densities between 2-5 dwelling units
per acre. Density is based upon net site area exclusive of major road dedications (e.g.
Carmel Valley Road). The proposed nine residential lot subdivision is within the allowed
density range. The North City Future Urbanizing Area (NCFUA) Framework Plan and
the Pacific Highlands Ranch Subarea Plan requires new development to provide housing
to accommodate the needs of low income households, as certified by the Housing
Commission. The applicant has chosen the option of paying an in-lieu fee to the Housing
Commission’s NCFUA Affordable Housing Trust Account to meet their affordable
housing requirement rather than provide the dwelling units on-site.

BACKGROUND

The Meadowood Development project site is a triangular shaped remnant lot located on the north
side of Carmel Valley Road, approximately 750 feet east of Rancho Santa Fe Road within the
Pacific Highlands Ranch Subarea Plan (PHRSP), Subarea I1I. Immediately to the north of the site
is the Rancho Santa Fe community. The 2.2-acre property is currently addressed as 6850 1/3
Black Mountain Road, APN 305-021-07, and is flat and has been previously graded
(Attachments 1-3).

The project site is designated Low Density Residential within the PHRSP and is zoned RS-1-14.
The PHRSP density allows 2-5 units an acre and the nine unit subdivision is consistent with this
designation. A Tentative Map is required by the Land Development Code (Section 125.0410),
for the proposed division of the property into nine residential lots, three open space lots and one
lot for a proposed private driveway. Also, in conjunction with the Vesting Tentative Map this
project is proposing to vacate an excess unimproved portion of Carmel Valley Road, which
requires the processing of a Public Right-of-Way Vacation, pursuant to the Land Development
Code (Section 125.0941). The project proposes deviations to the minimum development
standards of the RS-1-14 zone, which requires the processing of a Planned Development Permit,
pursuant to the Land Development Code (Section 126.0602).

DISCUSSION

Project Description:

The Meadowood Development project proposes to subdivide the 2.2-acre site into nine
residential lots, each a minimum of 5,000 square feet in area, three open space lots and one
common driveway lot (Attachment 5). All nine residential lots would take access off the
proposed common driveway serving the site in a T shaped pattern. The project proposes to
construct nine, two-story, single family residences, each residence varying in size from
approximately 3,201 to 3,660 square feet. Each home has a two car garage with an additional six
guest parking spaces located within the private T-shaped driveway for a total of 24 parking
spaces, which exceeds the eighteen space parking requirement. The proposed design includes two
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turf park areas at the eastern and southern portions of the project site along with decorative
paving, a landscaped hydro-basin adjacent to Carmel Valley Road, enhanced entry landscaping
and sidewalks within the private T shaped driveway that serves the site. The subdivision design
includes front porches with the homes orientated towards the T-shaped private driveway. These
design features were done in an effort to increase pedestrian activity and link the overall
pedestrian network internally and externally to achieve consistency with the Pacific Highlands
Ranch Subarea Plan.

The site has previously been graded and contains no Environmentally Sensitive Lands.
Approximately 2.2 acres or 100 percent of the site would be graded for the proposed
development. Earthwork would consist of approximately 3.93 cubic yards of cut for utility
trenching and remedial grading with 3.93 cubic yards of fill.

A portion of Carmel Valley Road is used to partially traverse the site however, with development
in the area, Carmel Valley Road has been realigned to the south and the subject portion within
the old alignment is no longer used as a public right-of-way. This portion of street does not
contain underground franchise facilities or public water and sewer improvements. No public
facilities would be affected by the proposed vacation (Attachments 6-7).

Planned Development Permit

One of the main goals of the Pacific Highlands Ranch Subarea Plan is the “linkage of local
streets with adjacent neighborhoods, avoidance of closed loop subdivisions”, and to create a
strong pedestrian network throughout the development. The overall development design should
be comprehensive and should demonstrate the relationships of the proposed development on-site
with existing development off-site. In order to meet this goal, the project has a temporary dead
end at the terminus of the west portion of the driveway. This terminus will be required to
connect to the subdivision to the west when it comes in for development. Both owners are aware
of this requirement. It will be a condition of approval for that development, and is included in
the conditions of the Planned Development Permit and Vesting Tentative Map for this project
(Attachments 8-9). :

Deviation

Meadowood Development is requesting a deviation to street frontage requirements for eight of
the nine residential lots that have no frontage on a public right-of-way (PROW). The Subdivider
will be required to relinquish rights of access to Carmel Valley Road for the only residential lot
with PROW frontage. Therefore, once developed, all residential lots will take access from the
private drive lot. The Subarea Plan states that a Planned Development Permit (PDP) is
appropriate, provided it achieves the intended design objective and remains fundamentally
consistent with the policies of the Subarea Plan.

Community Plan Analysis:

The project site is located within the Pacific Highlands Ranch Subarea Planning Area (Subarea
III of the City’s former North City Future Urbanizing Area). The Pacific Highlands Ranch
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Subarea Plan (PHRSP) was adopted in 1998 to guide development of Subarea III with the overall
goal to refine and augment the NCFUA Framework Plan as it relates to Subarea IIl. The PHRSP
also contains the more detailed area specific land use recommendations required by the citywide

General Plan.

The site is designated “Low Density Residential” by the PHRSP and “Residential” by the
General Plan. The “Low Density Residential” designation would allow a density range of 2 to 5
dwelling units per acre. The Subarea Plan states that these neighborhoods should be designed to
preserve natural topography and features. The provision of pedestrian and open space linkages
within and between neighborhoods is encouraged through the use of trails. Lot and street
alignments should be adapted to the topography and other natural features of the area to create a
sensitive and unique series of neighborhoods. This design approach, particularly with regard to
the construction of streets and other built improvements, minimizes the need for extensive
earthwork.

The proposed site design includes two passive open space lots at the project entrance and at the
eastern portion of the project site along with decorative paving, enhanced entry landscaping, and
seating areas. The design of the individual homes includes front porches with front entries that
would be oriented towards the private driveway and Carmel Valley Road. Pedestrian connections
from the internal private driveway to the sidewalks on Carmel Valley Road would link the
overall pedestrian network internally and externally to achieve overall consistency with the
design principles of the PHRSP.

One of the main design principles for Low Density Residential developments is “linking local
streets with adjacent neighborhoods, avoidance of closed loop subdivisions”. The project would
implement this principle through multiple pedestrian access points to the abutting public street.
While automobile access is proposed at a single point via the private driveway, shared pedestrian
access is proposed at two points, along the driveway at the passive open space lots.

General Plan Analysis

The Urban Design Element of the General Plan is based on the guiding principles of building
upon our existing communities. The core values related to urban form include a compact,
efficient, and environmentally sensitive pattern of development; and the physical, social, and
cultural diversity of our City and its neighborhoods. The proposed project would build upon the
existing community, and provide a compact, efficient and environmentally suitable pattern of
development for this neighborhood.

The project would also implement the specific General Plan policy for Residential Street
Frontages (UD-B.4) which recommends creating “street frontages with architectural and
landscape interest for both pedestrian and neighborhood residents”. The project would provide a
level of architectural articulation necessary to create a visually coherent design. It would also
provide front porches, avoid multiple driveways along existing public streets, and provide
landscaping that would include a variety of trees, shrubs and groundcovers in both the private
front yards and the parkways along the abutting public streets and internal private driveway.
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The purpose of the General Plan’s Mobility Element is to improve mobility through development
of a balanced, multi-modal transportation system. Goals of the Mobility Element include
creating walkable communities with pedestrian-friendly street, site and building design, and a
safe and comprehensive local and regional bikeway network. As previously discussed, the
proposed project would increase pedestrian access and comfort by providing multiple points of
pedestrian access within the small site and avoiding multiple driveway crossings of existing
sidewalks adjacent to public streets.

Environmental Analysis:

In 1992, the San Diego City Council directed the City Manager to assume the lead in the
preparation of the Pacific Highlands Ranch Subarea Plan (PHRSP) and accompanying Master
Environmental Impact Report (MEIR). The PHRSP MEIR No. 96-7918 was prepared by the
City of San Diego, as Lead Agency under the California Environmental Quality Act (CEQA),
and finalized on June 11, 1998. On July 28, 1999, the San Diego City Council adopted the
Subarea Plan for Pacific Highlands Ranch and certified the MEIR.

During the review of this project, Staff conducted an Initial Study to determine whether the
Meadowood Development project would cause any significant impact that was not examined in
the MEIR, and whether the project was described as being within the scope of the PHRSP. The
proposed project has been determined to be within the scope of the MEIR and the
implementation is not expected to result in any additional significant impacts beyond those
identified in the MEIR and mitigated in the Mitigation, Monitoring, and Reporting Program for
96-7918 (Attachment 10).

Community Planning Group Recommendation:

On April 25, 2013, the Carmel Valley Community Planning Board voted 14-0-0 to recommend
approval of the project with conditions (Attachment 12). The conditions and staff response in
italics are discussed below.

1. The planting of mature 24” box trees along the northern boundary with Rancho Santa Fe
Lakes Community.

Although this particular landscaping is not required, the applicant has agreed to this
condition as indicated by the enhanced landscaping included on Exhibit A.

2. The housing pads will be graded so that the toe of the rear slope begins at the low point of
the northern wall and that mature trees will be planted on this slope (see submitted
grading plan).

As referenced in the recommendation, the applicant has incorporated this deszgn Seature
on their plans which are Exhibit A.

3. The housing elevations that can be seen from the public view will have enhanced
architectural views.

-5.



The condition is unclear on which views or elevations the group is referring to, as there
is no identified public view on, or adjacent to this property. However, the final plans
(Exhibit ‘A’) include architectural elevations for residential lots 8 and 9, that have been
reviewed and accepted by the Board. The applicant will construct the project in
accordance with Exhibit A.

4. Story poles will be erected for the tallest and lowest house plan so that the Rancho Santa
Fe Lakes Community will be able to visualize the structure heights.

Staff will not require story poles, nor are they recommended. They do not accurately
represent the visual plane of a development of pitched roofed, single-family homes. Staff
recommends this condition not be included in the Planned Development Permit.

Conclusion:

A Vesting Tentative Map with a Public Right-of-Way Street Vacation and a Planned
Development Permit are a Process Five, City Council decision pursuant to San Diego Municipal
Code Section 143.0110(b). Staff has reviewed the proposed thirteen lot subdivision for the
construction of a nine home neighborhood, and found it to be in conformance with the applicable
sections of the San Diego Municipal Code regulating land use policies. The project conforms to
the Pacific Highlands Ranch Subarea Plan with respect to maintaining the required residential
character and design features established in the plan for Low Density Residential development.
Staff has determined that the required findings can be made as the project meets the applicable
San Diego Municipal Code regulations and requirements. Staff recommends approval of the
project as proposed.

ALTERNATIVES:

1. Recommend to City Council Certification of Findings to Master Environmental Impact
Report No. 96-7918, for Project No. 317414, and Approval of Vesting Tentative Map
No. 1213889 with Public Right-of-Way Vacation No. 1109121, and Planned
Development Permit No. 1109069, with modifications.

2. Recommend to City Council Certification of Findings to Master Environmental Impact
Report No. 96-7918, for Project No. 317414, and Denial of Vesting Tentative Map No.
1213889 with Public Right-of-Way Vacation No. 1109121, and Planned Development
Permit No. 1109069, if the findings required to approve the project cannot be
affirmed.



Respectfully submitted,

| T \\,,\_,>

Mike Westlake

Acting Deputy Director

Development Services Department

Attachments:

1, Aerial Photograph

2. Community Plan Land Use Map

3. Project Location Map

4. Project Data Sheet

5, Project Plans

6. Draft VTM Map Resolution with Findings
7. Draft VTM Map Conditions

8. Draft PDP Permit Resolution with Findings
9. Draft PDP Permit with Conditions

10.  Draft Environmental Resolution

11.  Draft Planning Commission Resolution

12, Community Planning Group Recommendation
13. Ownership Disclosure Statement

14. Project Chronology

il

velopment Project Manager
evelopment Services Department

Jgénnette Temple, Project Manager
e
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ATTACHMENT 4

PROJECT DATA SHEET

PROJECT NAME: Meadowood Development

PROJECT DESCRIPTION: | A proposed thirteen lot residential subdivision of a 2.2-acre
site for nine new single family residences within the Pacific
Highland Ranch Subarea Plan.

COMMUNITY PLAN Pacific Highland Ranch

AREA:

DISCRETIONARY Vestir}g Tentative Map with a Public Righ.t-of-Way
ACTIONS: Vacation and Planned Development Permit

COMMUNITY PLAN LAND | Low Density Residential (2.1-5 Dwelling Units per Acre)
USE DESIGNATION:

ZONING INFORMATION:
ZONE: RS-1-14 Zone
HEIGHT LIMIT: 35-Foot maximum height limit.
LOT SIZE: 5,000 sq. ft. minimum.
FLOOR AREA RATIO: 0.60 maximum.
FRONT SETBACK: 15 feet.
SIDE SETBACK: 4 feet.

STREETSIDE SETBACK: 10 feet.
REAR SETBACK: 10 feet.

PARKING: 18 -2 min. parking spaces required per dwelling unit

LAND USE EXISTING LAND USE
DESIGNATION &
ADJACENT PROPERTIES: | ZONE
NORTH: | Residential-Rancho Residential
Santa Fe

SOUTH: | Peripheral Residential Vacant

/RT-1-2

EAST: | Peripheral Residential Vacant
/RT-1-2

WEST: | Low-Density Vacant

Residential/RS-1-14

DEVIATIONS Deviation to lot frontage




ATTACHMENT 4

COMMUNITY PLANNING
GROUP
RECOMMENDATION:

On April 25, 2013, the Carmel Valley Community Planning
Board voted 14-0-0 to recommend approval of the proposed
project with conditions as discussed in the report
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1. No BUS STOPS ARE ADJACENT TO PROUECT.
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ATTACHMENT 6
(R-[Reso Code])

CITY COUNCIL RESOLUTION NUMBER R-
VESTING TENTATIVE MAP NO.12138809,
MEADOWOOD DEVELOPMENT - PROJECT NO. 317414 [MMRP]

WHEREAS, Three Sided, L.P., Subdivider, and Dan Rehm, Engineer, submitted an
application to the City of San Diego for a vesting tentative map (Vesting Tentative Map
No. 1213889), and public right-of-way vacation for the subdivision of a 2.2-acre site into thirteen
lots for the construction of nine single-family residential units. The project site is located on the
north side of Carmel Valley Road, approximately 750 feet from Rancho Santa Fe Farms Road,
APN No. 305-021-07. The property is legally described as the East half of the West half of the
Southeast quarter of Section 10, Township 14 South, Range 3, excepting therefrom that portion
lying northerly from the center line of that dirt road (known as Black Mountain Road or Fourth
Street Extension) running in a generally East-West direction through the south half of Section
10; and also excepting therefrom that portion thereof lying Southeasterly of the center line of the

60-foot easement to the City of San Diego; and

WHEREAS, the Map proposes the Subdivision of a 2.2-acre-site into thirteen (13) lots
for residential units, private open space, and a private driveway. Lots 1 through 9 ares for
residential development, Lot 10 is a private driveway and Lots A, B and C are for private open

spaces; and

WHEREAS, in connection with the consideration of the Meadowood Development
project, Project No. 317414, the City Council considered MEIR No. 96-7918, Findings to EIR

No. 96-7918, and the Initial Study prepared for the Meadowood Development project; and

-PAGE 1 OF 7-



ATTACHMENT 6
(R-[Reso Code])

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 January 23, 2014, the Planning Commission of the City of San Diego
considered Vesting Tentative Map No. 1213889 and Public Right-of~-Way Vacation No.
1109121, and pursuant to Resolution No. PC-XXXX, the Planning Commission voted to

recommend City Council approval of the map; 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 , the City Council of the City of San Diego

considered Vesting Tentative Map No.1213889, and Public Right-of-Way and/or Easement
Vacation No. 1109121, and pursuant to San Diego Municipal Code sections 125.0440, 125.0430,
125.0941, and Subdivision Map Act section 66428, received for its consideration written and
oral presentations, evidence having been submitted, and testimony having been heard from all
interested parties at the public hearing, and the City Council having fully considered the matter

and being fully advised concerning the same; NOW THEREFORE,

BE IT RESOLVED by the City Council of the City of San Diego, that it adopfs the

following findings with respect to Vesting Tentative Map No.1213889:
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ATTACHMENT 6
(R-[Reso Code])

1. The proposed subdivision and its design or improvement are consistent with
the policies, goals, and objectives of the applicable land use plan (San Diego
Municipal Code § 125.0440(a) and Subdivision Map Action §§ 66473.5, 66474(a),
and 66474(b)).

The proposed thirteen lot subdivision of a 2.2-acre property for a nine unit residential
development will provide for a balanced community and equitable development within
the community through the provision of housing that provides varying architectural
styles, size and affordability. The proposed subdivision is consistent with the
recommended residential land use and density prescribed in the Pacific Highlands Ranch
Subarea Plan. Therefore the proposed subdivision and its design and improvement will be
consistent with policies, goals, and objectives of the applicable land use plan.

2. The proposed subdivision complies with the applicable zoning and
development regulations of the Land Development Code, including any allowable
deviations pursuant to the land development code.

The proposed thirteen lot subdivision of a 2.2-acre property for a nine unit residential
development will comply with the development regulations of the underlying RS-1-14
zone and all of the applicable development regulations of the Land Development Code.
This application includes a request to deviate from the required minimum street frontage,
as eight of the nine residential lots have no frontage on a public right-of-way. Deviations
to the applicable development regulations of the Land Development Code are permitted
with a Planned Development Permit. The deviations are considered minor and
determined to be consistent with the purpose and intent of the RS-1-14 zone together with
the purpose and intent of the Pacific Highlands Ranch Subarea Plan.

3. The site is physically suitable for the type and density of development (San
Diego Municipal Code § 125.0440(c) and Subdivision Map Act §§ 66474(c) and
66474(d)). :

The proposed thirteen lot subdivision of a 2.2-acre property for a nine unit residential
development is consistent with the recommended residential land use and density range
of the Pacific Highlands Ranch Subarea Plan and will comply with the applicable
development of the underlying RS-1-14 zone and the design goals and recommendations
of the Pacific Highland Ranch Subarea Plan. The bulk, scale and siting of the proposed
development is compatible with the existing and future surrounding land uses. Therefore,
the site is physically suitable for the type and density of the proposed development.

4. 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 (San Diego Municipal Code § 125.0440(d) and
Subdivision Map Act § 66474(e)).

The proposed thirteen lot subdivision of a 2.2-acre property for a nine unit residential

development was reviewed and found to be within the scope of Master Environmental
Impact Report No. 96-7918, certified on July 28, 1998. This Master Environmental
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(R-[Reso Code])

Impact Report adequately describes the activity for the purposes of CEQA. The
subsequent environmental review determined that the project will have no impact on
biological resources. Therefore, the design of the subdivision and the proposed
improvements are not likely to cause substantial environmental damage or substantially
and avoidably injure fish or wildlife or their habitat.

2. The design of the subdivision or the type of improvement will not be
detrimental to the public health, safety, and welfare (San Diego Municipal Code §
125.0440(e) and Subdivision Map Act § 66474(f)).

The proposed subdivision and improvements have been designed to comply with all
applicable Federal, State and local and use policies including the California State Map
Act and the City of San Diego Land Development Code. Further, the proposed
subdivision and improvements will be permitted, constructed, and inspected in
accordance with the California Building Code. Therefore, the design of the subdivision or
the proposed improvements will not be detrimental to the public health, safety, and
welfare.

6. The design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through or use of property
within the proposed subdivision (San Diego Municipal Code § 125.0440(f) and
Subdivision Map Act § 66474(g)).

The proposed subdivision will maintain and, as required, improve the existing public
rights-of-ways and general utility easements. Therefore, the design of the subdivision and
the associated improvements will not conflict with the easements acquired by the public
at large for access through or use of property within the proposed subdivision.

P The design of the proposed subdivision provides, to the extent feasible, for
future passive or natural heating and cooling opportunities (San Diego Municipal
Code § 125.0440(g) and Subdivision Map Act § 66473.1).

The design of the proposed thirteen lot subdivision of a 2.2-acre property for a nine unit
residential development, through building materials, site orientation, architectural
treatments, and the placement and selection of plant materials, provides, to the extent
feasible, for future passive or natural heating and cooling opportunities.

8. The decision maker has considered the effects of the proposed subdivision on
the housing needs of the region and that those needs are balanced against the needs
for public services and the available fiscal and environmental resources (San Diego
Municipal Code § 125.0440(h) and Subdivision Map Act § 66412.3).

The site is designated as Low Density Residential by the Pacific Highlands Ranch
Subarea Plan which allows densities between 2-5 dwelling units per acre. Density is
based upon net site area exclusive of major road dedications (e.g. Carmel Valley Road).
The proposed nine residential lot subdivision is within the allowed density range. The
North City Future Urbanizing Area (NCFUA) Framework Plan and the Pacific Highlands
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Ranch Subarea Plan requires new development to provide housing to accommodate the
needs of low income households, as certified by the Housing Commission. The applicant
has chosen the option of paying an in-lieu fee to the Housing Commission’s NCFUA
Affordable Housing Trust Account to meet their affordable housing requirement rather
than provide the dwelling units on-site.

Balanced needs for public facilities were taken into consideration with the development
of the Pacific Highlands Ranch Subarea Plan and the projected build-out with the applied
zone designations. The subdivision of this parcel into nine residential lots is consistent
with what was anticipated in the community plan. Environmentally Sensitive Lands are
not present on the site. The project design has taken into account the best use of the land
to minimize grading. The decision maker has reviewed the administrative record
including the project plans, technical studies, environmental documentation and heard
public testimony to determine the effects of the proposed subdivision on the housing
needs of the region and; that those needs are balanced against the needs for public
services and the available fiscal and environmental resources and found that the addition
of nine residential lots for private development is consistent with the housing needs
anticipated for the Pacific Highlands Ranch area.

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

herein incorporated by reference.

BE IT FURTHER RESOLVED, that portions of Carmel Valley Road, located within the
project boundaries as shown in Vesting Tentative Map No. 1213889, shall be vacated, contingent
upon the recordation of the approved Final Map for the project, and that the following findings
are supported by the minutes, maps, and exhibits, all of which are herein incorporated by
reference:

0. There is no present or prospective use for the easement, either for the facility

or purpose for which it was originally acquired, or for any other public use of a like

nature that can be anticipated. (San Diego Municipal Code § 125.1040(a))

There is no present or prospective public use for this former alignment portion of Carmel

Valley Road, 750-feet east of Rancho Santa Fe Farms Road. This portion of Carmel

Valley Farms Road was previously an active portion of public right-of-way; however,

with development in the area, Carmel Valley Road has been realigned farther to the south

and the subject portion within the old alignment is no longer used as a public right-of-
way. This portion of street does not contain underground franchise facilities or public
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water and sewer improvements. No public facilities would be affected by the proposed
vacation.

10. The public will benefit from the abandonment through improved utilization
of the land made available by the abandonment. (San Diego Municipal Code
§ 125.1040(b))

Ownership of the unimproved portion of Carmel Valley Road would revert to the
underlying adjacent property owners. This proposed vacated portion of Carmel Valley
Road would become part of a proposed 13-lot subdivision, including nine residential lots,
a private driveway lot, and three open space lots in compliance with the Pacific
Highlands Ranch Subarea Plan. The public would benefit by the stated improvements of
this property through improved utilization of the land.

11. The abandonment is consistent with any applicable land use plan. (San Diego
Municipal Code § 125.1040(c))

The proposed area to be vacated is zoned RS-1-14, a Residential Zone, and the Pacific
Highlands Ranch Subarea Plan designates this area for Low-Density Residential land use
at 2-5 dwelling units per net acre. This proposed street vacation was reviewed by City
Staff and determined to be consistent with the Pacific Highlands Community Plan. This
vacation, if approved, will allow this property to be further developed for Low-Density
Residential use allowed by the underlying RS-1-14 Zone. Therefore the proposed
vacation does not adversely affect the applicable land use plan.

12. The public facility or purpose for which the easement was originally

acquired will not be detrimentally affected by this abandonment or the purpose for

which the easement was acquired no longer exists. (San Diego Municipal Code

§ 125.1040(d)) ’

The area of the proposed vacation is currently excess right-of-way in an old or previously

used alignment of Carmel Valley Road. It is currently vacant and has no prospective

public use. The unimproved street does not contain underground franchise facilities or

public water or sewer improvements. Public facilities would be not be affected by the

proposed vacation.

BE IT FURTHER RESOLVED, that based on the Findings hereinbefore adopted by the
City Council, Vesting Tentative Map No. 1213889, and Public Right-of-Way Vacation No.
1109121 is hereby granted to Three Sided, L.P., subject to the attached conditions which are

made a part of this resolution by this reference.
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APPROVED: JAN I. GOLDSMITH, City Attorney

By
[Attorney]
Deputy City Attorney

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

ATTACHMENT: Tentative Map Conditions

Internal Order No. 24003648
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ATTACHMENT 7

CITY COUNCIL
CONDITIONS FOR VESTING TENTATIVE MAP NO. 1213889
WITH PUBLIC RIGHT-OF-WAY VACATION NO. 1109121
MEADOWOOD DEVELOPMENT - PROJECT NO. 317414

ADOPTED BY RESOLUTION NO. R- ON

GENERAL

1. This Vesting Tentative Map will expire (Three years after
approval date).

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

3. Prior to the Vesting Tentative Map expiration date, a Final Map shall be recorded
in the Office of the San Diego County Recorder.

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

5. The Final Map shall conform to the provisions of Planned Development Permit.

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.

Project No. 317414
TM No. 1213889
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ATTACHMENT 7

ENGINEERING

7.

10.

11.

12.

13.

Prior to the recordation of the final map, a private drainage easement for proposed
drainage system shall be obtained, satisfactory to the City Engineer.

The Final Map shall comply with the provisions of PDP No. 1109069.

Prior to recordation of the Final Map, the Subdivider shall obtain a bonded
grading permit for the grading proposed for this project. All grading shall
conform to requirements in accordance with the City of San Diego Municipal
Code in a manner satisfactory to the City Engineer.

Prior to recordation of the Final Map, the Subdivider shall incorporate any
construction Best Management Practices necessary to comply with Chapter 14,
Atticle 2, Division 1 (Grading Regulations) of the San Diego Municipal Code,
into the construction plans or specifications, satisfactory to the City Engineer.

Development of this project shall comply with all requirements of State Water
Resources Control Board (SWRCB) Order No. 2009-009 DWQ and the
Municipal Storm Water Permit, Order No. 2009-009(NPDES General Permit No.
CAS000002 and CAS0108758), Waste Discharge Requirements for Discharges of
Storm Water Runoff Associated With Construction Activity. In accordance with
said permit, a Storm Water Pollution Prevention Plan (SWPPP) and a Monitoring
Program Plan shall be implemented concurrently with the commencement of
grading activities, and a Notice of Intent (NOI) shall be filed with the SWRCB.

A copy of the acknowledgment from the SWRCB that an NOI has been received
for this project shall be filed with the City of San Diego when received; further, a
copy of the completed NOI from the SWRCB showing the permit number for this
project shall be filed with the City of San Diego when received. In addition, the
owner(s) and subsequent owner(s) of any portion of the property covered by this
grading permit and by SWRCB Order No. 2009-009 DWQ, and any subsequent
amendments thereto, shall comply with special provisions as set forth in SWRCB
Order No. 2009-009 DWQ.

Prior to recordation of the Final Map, the Subdivider shall submit a a letter of
permission for the proposed offsite grading, satisfactory to the City Engineer.
Prior to the issuance of any grading permit, the Owner/Permittee shall obtain an
Encroachment Maintenance and Removal Agreement, for the sidewalk underdrain
at Carmel Valley Road, satisfactory to the City Engineer.

Project No. 317414
TM No. 1213889

-PAGE 2 OF 5-




14.

15.

16.

17.

18.

19.

20.

21.

ATTACHMENT 7

The proposed driveways at Carmel Valley Road shall comply with City Standard
Drawings SDG-160 and SDG-164.

Prior to recordation of the Final Map, the Subdivider shall incorporate any
construction Best Management Practices necessary to comply with Chapter 14,
Article 2, Division 1 (Grading Regulations) of the San Diego Municipal Code,
into the construction plans or specifications.

The Subdivider shall comply with all current street lighting standards according to
the City of San Diego Street Design Manual (Document No. 297376, filed
November 25, 2002) and the amendment to Council Policy 200-18 approved by
City Council on February 26, 2002 (Resolution R-296141) satisfactory to the City
Engineer. This may require (but not be limited to) installation of new street
light(s), upgrading light from low pressure to high pressure sodium vapor and/or
upgrading wattage.

Prior to recordation of the Final Map, the Subdivider shall underground existing
and/or proposed public utility systems and service facilities in accordance with
the San Diego Municipal Code.

Prior to recordation of the Final Map, the Subdivider shall enter into a
Maintenance Agreement for the ongoing permanent BMP maintenance.

Prior to recordation of the Final Map, the Subdivider shall underground any new
service run to any new or proposed structures within the subdivision,

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

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 Vesting Tentative Map and covered in these special conditions will be
authorized. All public improvements and incidental facilities shall be designed in
accordance with criteria established in the Street Design Manual, filed with the
City Clerk as Document No. RR-297376.

Project No. 317414
TM No. 1213889
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ATTACHMENT 7

MAPPING

22. “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].

23. “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.”

24.  The Final Map shall:

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.

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.).

o 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.

Project No. 317414
TM No. 1213889
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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 VestingTentative 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.

o 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. 24003648

Project No. 317414
TM No. 1213889
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ATTACHMENT 8

WHEREAS, Three Sided, a Limited Partnership, Owner and Permittee, filed an
application with the City of San Diego for a Planned Development Permit to construct a
nine (9) single dwelling unit development, known as the Meadowood Development
project, located on the north side of Carmel Valley Road, approximately 750 feet from
Rancho Santa Fe Farms Road, APN No. 305-021-07, and legally described as the East
half of the West half of the Southeast quarter of Section 10, Township 14 South, Range 3,
excepting therefrom that portion lying northerly from the center line of that dirt road
(known as Black Mountain Road or Fourth Street Extension) running in a generally East-
West direction through the south half of Section 10; and also excepting therefrom that
portion thereof lying Southeasterly of the center line of the 60-foot easement to the City
of San Diego, in the Pacific Highlands Ranch Community Plan area, in the RS-1-14 zone;

and

WHEREAS, on January 23, 2014, the Planning Commission of the City of San
Diego considered Planned Development Permit (PDP) Permit No.1109069, and pursuant

to Resolution No. XXXX-PC voted to recommend approval of the Permit; 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, the matter was set for public hearing on

, testimony having been heard, evidence having been
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ATTACHMENT 8

submitted, and the City Council having fully considered the matter and being fully

advised concerning the same; NOW, THEREFORE,

BE IT RESOLVED, by the Council of the City of San Diego, that it adopts the

following findings with respect to PDP Permit No.1109069:

A,

PLANNED DEVELOPMENT PERMIT — SDMC Section126.0604

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

The property is located in the 6800 block of Carmel Valley Road in the RS-1-14
Zone, in the Pacific Highlands Ranch Subarea Plan area. The approximately 2.2-
acre site is vacant in an area of mixed residential development and other vacant
parcels. The project proposes a Planned Development Permit and Vesting
Tentative Map with a Public Right-of-Way Vacation to subdivide the 2.2-acre
property into 13 lots, including nine residential lots and to construct nine single-
family residences. The project site is designated “Low-Density Residential” in the
Pacific Highlands Ranch Subarea Plan, which specifies a density range of 2-5
dwelling units per acre for this land use designation, which would allow up to 11
units on this site of this size. The project is consistent in character, density, scale
and intensity with the established residential development of adjacent projects.
The project would implement the goals of the Plan by providing a residential
development that is compatible with the surrounding residential uses and
consistent with the Plan’s community design standards. Therefore, the proposed
development will not adversely affect the applicable land use plan.

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

The property is located in the 6800 block of Carmel Valley Road in the RS-1-14
Zone, the Pacific Highlands Ranch Subarea Plan. The approximately 2.2-acre site
is currently vacant and is located within in area of mixed residential development
and other residentially zoned vacant properties. The project proposes a Planned
Development Permit and Vesting Tentative Map with a Public Right-of-Way
Vacation to subdivide the 2.2-acre property into 13 lots, including nine residential
lots, each containing a minimum of 5,000 square feet, and to construct nine
single-family residences.

The Pacific Highlands Ranch Subarea Plan (PHRSP) and accompanying Master
Environmental Impact Report (MEIR) No. 96-7918 were prepared by the City of
San Diego as Lead Agency under the California Environmental Quality Act, and
certified on July 28, 1998 by the San Diego Council. The PHRSP and MEIR
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analyzed the impacts that would potentially result from the development
described in the Subarea Plan.

The proposed project was described by type, use, intensity, and location in the
MEIR and is within the scope of the MEIR, Project implementation will not result
in any additional impacts beyond those identified in the MEIR. All applicable
mitigation measures set forth in the MEIR have been incorporated into the
proposed project and no project-specific Mitigation, Monitoring and Reporting
Program (MMRP) is required.

All Uniform Building, Fire, Plumbing, Electrical, Mechanical Code and City
regulations governing the construction and continued operation of the
development apply to this project o prevent adverse affects to those persons or
properties in the vicinity of the project.

Therefore, the project will not be detrimental to the public health, safety, and
welfare.

. The 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.

The property is located in the 6800 block of Carmel Valley Road in the RS-1-14
Zone, and the Pacific Highlands Ranch Subarea Plan. The approximately 2.2-acre
site is currently vacant and is located within an area of mixed vacant land and
residentially developed multi-family development and single-family residences on
similarly sized lots. The project proposes a Planned Development Permit and
Vesting Tentative Map with a Public Right-of-Way Vacation to subdivide the
property into 13 lots, including nine residential lots, each containing a minimum
of 5,000 square feet, and to construct nine single-family residences. The project
proposes one deviation as allowed through a Planned Development Permit (PDP)
per section 126.0602(b), for the creation of legal lots with no frontage on a Public
Right-of-Way. The deviation is appropriate at this location as the private lots will
have frontage on the private drive, which allows access from Carmel Valley
Road. The Subarea Plan states that a Planned Development Permit (PDP) is an
appropriate, provided it achieves the intended design objective and remains
fundamentally consistent with the policies of the Subarea Plan.

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

are incorporated herein by this reference.
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ATTACHMENT 8

BE IT FURTHER RESOLVED, that Planned Development Permit No. 1109069,
is granted to Three Sided, L.P., Owner/Permittee, under the terms and conditions set forth

in the attached permit which is made a part of this resolution.
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ATTACHMENT 9

RECORDING REQUESTED BY
CITY OF SAN DIEGO

DEVELOPMENT SERVICES
PERMIT INTAKE, MAIL STATION 501

WHEN RECORDED MAIL TO
CITY CLERK
MAIL STATION 2A

SPACE ABOVE THIS LINE FOR RECORDER'S USE
INTERNAL ORDER NUMBER: 240036438

PLANNED DEVELOPMENT PERMIT NO. 1109069
MEADOWOOD DEVELOPMENT - PROJECT NO. 317414 MMRP]
CITY COUNCIL

This Planned Development Permit No. 1109069 is granted by the City Council of the
City of San Diego to Three Sided, a Limited Partnership, Owner and Permittee, pursuant to San
Diego Municipal Code [SDMC] section 126.0603. The 2.2-acre site is located on the north side
of Carmel Valley Road, approximately 750 feet from Rancho Santa Fe Farms Road, APN No.
305-021-07, in the RS-1-14 zone within the Pacific Highlands Ranch Plan area. The project site
is legally described as: the East half of the West half of the Southeast quarter of Section 10,
Township 14 South, Range 3, excepting therefrom that portion lying northerly from the center
line of that dirt road (known as Black Mountain Road or Fourth Street Extension) running in a
generally East-West direction through the south half of Section 10; and also excepting therefrom
that portion thereof lying Southeasterly of the center line of the 60-foot easement to the City of
San Diego.

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner/Permittee to construct a nine (9) single dwelling unit development, described and
identified by size, dimension, quantity, type, and location on the approved exhibits [Exhibit "A"]
dated , on file in the Development Services Department.

The project shall include:
a. The subdivision of one lot to thirteen (13) lots for nine single-family residential housing
development. The proposed homes are two-story in height and range between 3,201 to
3,660 square feet, inclusive of garage space;

b. A deviation to street frontage requirements for eight of the nine residential lots that
have no frontage on a public right-of-way;
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c. Landscaping (planting, irrigation and landscape related improvements);
d. Off-street parking;
e. Three open space lots; and

f. Public and private accessory improvements determined by the Development Services
Department to be consistent with the land use and development standards for this site in
accordance with the adopted community plan, the California Environmental Quality
Act [CEQA] and the CEQA Guidelines, the City Engineer’s requirements, zoning
regulations, conditions 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 [36 months
after approval date].

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

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 Ownetr/Permittee.
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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:

12. Mitigation requirements in the Mitigation, Monitoring, and Reporting Program [MMRP]
for MEIR No. 96-7918 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 Master Environmental
Impact Report, No. 96-7918 shall be noted on the construction plans and specifications under the
heading ENVIRONMENTAL MITIGATION REQUIREMENTS.

The Owner/Permittee shall comply with the MMRP as specified in Master Environmental Impact
Report, No. 96-7918 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.

AFFORDABLE HOUSING REQUIREMENTS:

14. Prior to the issuance of the first building permit, the Owner/Permittee shall pay an in-lieu
fee for all units in the development to the San Diego Housing Commission in conformance with
the NCFUA Framework Plan requirements for affordable housing. The current rate of the fee is
equal to $4,840 per unit, and is subject to change.

ENGINEERING REQUIREMENTS:

15. Construction permits shall be in conformance to Vesting Tentative Map No. 1213889.

GEOLOGY REQUIREMENTS:

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

17.  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.
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LANDSCAPE REQUIREMENTS:

18. Prior to issuance of any engineering permits for grading, construction documents for the
revegetation and hydroseeding of all disturbed land shall be submitted in accordance with the
Landscape Standards, the San Diego Low Impact Development 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
Office of the Development Services Department.

19. Prior to issuance of any engineering permits for right-of-way improvements, complete
landscape construction documents for right-of-way improvements shall be submitted to the
Development Services Department for approval. Improvement plans shall take into account a 40
sq-ft area around each tree which is unencumbered by utilities. Smaller root zones may be
considered as per LDC 142.0403(b)5, subject to a site-specific Soils Report accompanied by a
written professional opinion rendered by a Certified Consulting Arborist. Driveways, utilities,
drains, water and sewer laterals shall be designed so as not to prohibit the placement of street
trees.

20.  Prior to issuance of any construction permits for structures, complete landscape and
irrigation construction documents consistent with the Landscape Standards shall be submitted to
the Development Services Department for approval. The construction documents shall be in
substantial conformance with Exhibit 'A,' Landscape Development Plan, on file in the Office of
the Development Services Department.

21. Prior to issuance of any Final Inspection, it shall be the responsibility of the
Owner/Permittee to install all required landscape and obtain all required landscape inspections.

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

23. The Owner/Permittee shall be responsible for the maintenance of all landscape
improvements shown on the approved plans, including in the right-of-way, consistent with the
Landscape Standards unless long-term maintenance of said landscaping will be the responsibility
of a Home Owners' Association or other approved entity.

24. If any required landscape indicated on the approved construction document plans is
damaged or removed during demolition or construction, it shall be repaired and/or replaced in
kind and equivalent size per the approved documents to the satisfaction of the Development
Services Department within 30 days of damage or Final Inspection.

PLANNING/DESIGN REQUIREMENTS:

25.  Owner/Permittee shall maintain a minimum of eighteen (18) off-street parking spaces
(twenty-four are provided on-site) on the property at all times in the approximate garage
locations as shown on the approved Exhibit “A.” Parking spaces shall comply at all times with

Page 5 of 9




ATTACHMENT 9

the SDMC and shall not be converted for any other use unless otherwise authorized by the
appropriate City decision maker in accordance with the SDMC.

26. This Planned Development Permit includes a deviation for required street frontage
regulations for eight of the nine residential lots without frontage to a public right-of-way.

27. Prior to the issuance of any construction permit, the Owner/Permittee shall provide written
verification from the County of San Diego, Department of Environmental Health (DEH), that
any pesticide contaminated soil on site has been remediated, per letter of approval by County
DEH and to the satisfaction of the Development Services Director.

28. Prior to the occupancy of the first residential unit, a five-foot high noise barrier shall be
constructed along Carmel Valley Road and along the west property line of the project site, with
the exception of the portion along the western edge of the private road, satisfactory to the
Development Services Director.

29. Prior to the issuance of the first building permit, a final noise study shall be submitted
demonstrating that interior noise levels of the proposed single family dwellings will not exceed
45 dBA CNEL, satisfactory to the development Services Director.

30. 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.

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

32. The Owner/Permittee shall post a copy of both the approved Planned Development Permit
and Vesting Tentative Map in its sales office for consideration by each prospective buyer.

33.  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.

TRANSPORTATION REQUIREMENTS

34. Prior to the issuance of any construction permit, the Owner/Permittee shall provide a
recorded Shared Access Agreement in favor of all parcels within the project site as well as the
parcel to the west of the project site, identified as APN 305-021-05, satisfactory to the City
Engineer. Said Agreement shall be disclosed to all potential home buyers informing them that
Private Driveway B will be extended to serve the parcel to the west when developed and Private
Driveways A & B will be used for access by the adjoining development. :

35. Prior to the issuance of any construction permit, the Owner/Permittee shall record a non-

motorized access easement over the proposed sidewalks and trails within the project site
satisfactory to the City Engineer. Said Easement shall be disclosed to all potential home buyers.
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PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:

36. Prior to the issuance of any building permits, the Owner/Permittee shall apply for a
plumbing permit for the installation of appropriate private back flow prevention device(s), on
each water service (domestic, fire and irrigation), in a manner satisfactory to the Director of
Public Utilities and the City Engineer. BFPDs shall be located above ground on private property,
in line with the service and immediately adjacent to the right-of-way.

37. Prior to the issuance of any building permits, the Ownet/Permittee shall assure, by permit
and bond, the design and construction of all public water and sewer facilities are to be in
accordance with established criteria in the most current City of San Diego Water and Sewer
Design Guides.

38. All proposed private water and sewer facilities located within a single lot are to be designed
to meet the requirements of the California Uniform Plumbing Code and will be reviewed as part
of the building permit plan check.

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

40. Prior to issuance of any building permits, the Owner/Permittee shall obtain Encroachment
Maintenance and Removal Agreement (EMRA) for proposed improvements of any kind,
including utilities, medians, landscaping, enriched paving, curb, gutter and sidewalk, and
electrical conduits to be installed within the public right-of-way.

41. The Meadowood Development proposes to connect to an offsite sewer system downstream
proposed by Pacific Highland Ranch Unit 23. The proposed sewer system by Pacific Highland
Ranch Unit 23 should be completed and accepted by the City prior to connecting to it.

INFORMATION ONLY:

e The issuance of this discretionary use permit alone does not allow the immediate
commencement or continued operation of the proposed use on site. The operation allowed
by this discretionary use 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.

e 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.

e This development may be subject to impact fees at the time of construction permit
issuance.
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Permit Type/PTS Approval No.:  PDP No. 1109069
Date of Approval:

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES
DEPARTMENT

Jeannette Temple
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.

Three Sided, LP
Owner/Permittee

By
Kevin McNamara
Manager

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1189 et seq.
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ATTACHMENT 10

(R-xxxx-XXX)

RESOLUTION NUMBER R-

DATE OF FINAL PASSAGE

A RESOLUTION ADOPTING FINDINGS FOR THE
MEADOWOOD PROJECT, PROJECT NO. 317414.

WHEREAS, Three Sided, LP, Owner and Permittee, submitted an application to the
Development Services Department for a Planned Development Permit, Vesting Tentative Map,
and Public Right-of-Way Vacation to subdivide a 2.23-acre property in the Pacific Highlands
Ranch Community Plan Area into 13 lots, including nine residential lots, a common driveway
lot, three open space lots, and to construct nine single family residences (the Meadowood
project) (Project No. 317414); and

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

WHEREAS, the issue was heard by the City Council on , 2014; and

WHEREAS, the City Council had previously certifi'ed Master Environmental Impact
Report (MEIR) No. 96-7918 on July 28, 1998 for the Pacific Highlands Ranch (Subarea I1I)
Subarea Plan; and

WHEREAS, the Meadowood project site is within the Pacific Highlands Ranch Subarea
Plan (Subarea II1); and

WHEREAS, in connection with the consideration of the Meadowood project, the City
Council considered MEIR No. 96-7918, Findings to EIR No. 96-7918, and the Initial Study

prepared for the Meadowood project; and
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(R-xxxX-XXX)

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 was required by law implicating due process rights of individuals affected by the
decision, and the Council was required by law to consider evidence at the hearing and to make
legal findings based on the evidence presented; NOW, THEREFORE,

BE IT RESOLVED, by the City Council of the City of San Diego, that it makes the
following findings with respect to the Meadowood project in compliance with the California
Environmental Quality Act of 1970 (CEQA) (California 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 findings reflect the independent judgment of the
City of San Diego as Lead Agency, and that the information contained in MEIR No. 96-7918,
the Findings to EIR No. 96-7918, the Initial Study prepared for the Meadowood project, and any

comments received during the public review process, has been reviewed and considered by the

Council:

a) The proposed project will have no additional significant effect on the environment
that was not identified in MEIR No. 96-7918, no new or additional mitigation
measures or alternatives may be required, and the project is within the scope of
MEIR No. 96-7918; and

b) No substantial changes have occurred with respect to the circumstances under

which MEIR No. 96-7918 was certified and no new information, which was not
known and could not have been known at the time that the MEIR was certified,
has become available.

BE IT FURTHER RESOLVED, that the City Clerk is directed to file a Notice of
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ATTACHMENT 10
(R-xxxx-xXX)
Determination with the Clerk of the Board of Supervisors for the County of San Diego regarding

the project.

APPROVED: JAN I. GOLDSMITH, City Attorney

By

Shannon Thomas
Deputy City Attorney

[XXX]:[xxx]
XX/XX/XX

Or. Dept: DSD
Doc. No. [XXXXX]
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(R-xxxX-XXX)

RESOLUTION NUMBER R-

DATE OF FINAL PASSAGE

A RESOLUTION ADOPTING FINDINGS FOR THE
MEADOWOOD PROJECT, PROJECT NO. 317414.

WHEREAS, Three Sided, LP, Owner and Permittee, submitted an application to the
Development Services Department for a Planned Development Permit, Vesting Tentative Map,
and Public Right-of-Way Vacation to subdivide a 2.23-acre property in the Pacific Highlands
Ranch Community Plan Area into 13 lots, including nine residential lots, a common driveway
lot, three open space lots, and to construct nine single family residences (the Meadowood
project) (Project No. 317414); and

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

WHEREAS, the issue was heard by the City Council on ,2014; and

WHEREAS, the City Council had previously certified Master Environmental Impact
Report (MEIR) No. 96-7918 on July 28, 1998 for the Pacific Highlands Ranch (Sﬁbarea j18))
Subarea Plan; and

WHEREAS, the Meadowood project site is within the Pacific Highlands Ranch Subarea
Plan (Subarea I11); and

WHEREAS, in connection with the consideration of the Meadowood project, the City
Council considered MEIR No. 96-7918, Findings to EIR No. 96-7918, and the Initial Study

prepared for the Meadowood project; and
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ATTACHMENT 10
(R-xxxX-XXX)

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 was required by law implicating due process rights of individuals affected by the
decision, and the Council was required by law to consider evidence at the hearing and to make
legal findings based on the evidence presented; NOW, THEREFORE,

BE IT RESOLVED, by the City Council of the City of San Diego, that it makes the
following findings with respect to the Meadowood project in compliance with the California
Environmental Quality Act of 1970 (CEQA) (California 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 findings reflect the independent judgment of the
City of San Diego as Lead Agency, and that the information contained in MEIR No. 96-7918,
the Findings to EIR No. 96-7918, the Initial Study prepared for the Meadowood project, and any

comments received during the public review process, has been reviewed and considered by the

Council:

a) The proposed project will have no additional significant effect on the environment
that was not identified in MEIR No. 96-7918, no new or additional mitigation
measures or alternatives may be required, and the project is within the scope of
MEIR No. 96-7918; and

b) No substantial changes have occurred with respect to the circumstances under

which MEIR No. 96-7918 was certified and no new information, which was not
known and could not have been known at the time that the MEIR was certified,

has become available.

BE IT FURTHER RESOLVED, that the City Clerk is directed to file a Notice of
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(R-xxxx-XXX)
Determination with the Clerk of the Board of Supervisors for the County of San Diego regarding

the project.

APPROVED: JAN I. GOLDSMITH, City Attorney

By

Shannon Thomas
Deputy City Attorney

[XXX]:[xxx]
XX/XX/XX

Or. Dept: DSD
Doc. No. [XXXXX]
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ATTACHMENT 11
PLANNING COMMISSION RESOLUTION NO. XXXX-PC

RECOMMENDING TO THE CITY COUNCIL CERTIFICATION OF FINDINGS TO
MASTER ENVIRONMENTAL IMPACT REPORT 96-7918 AND APPROVAL OF
PLANNED DEVELOPMENT PERMIT NO. 1109069 AND VESTING TENTATIVE MAP
NO. 1213889 WITH PUBLIC RIGHT-OF-WAY VACATION NO. 1109121
MEADOWOOD DEVELOLPMENT - PROJECT NO. 317414

WHEREAS, on xxxx, the Planning Commission of the City of San Diego held a public hearing
for the purpose of considering and recommending to the Council of The City of San Diego
approval of Planned Development Permit No. 1109069, Vesting Tentative Map No. 1213889
with Public Right-of-Way Vacation No. 1109121; and

WHEREAS, Three Sided, LP, Owner/Permittee, requested Planned Development Permit No.
1109069, Vesting Tentative Map No. 1213889 with Public Right-of-Way Vacation No. 1109121,
for the purpose of subdividing and developing 2.2 vacant acres located off Carmel Valley Road,
750 feet east of Rancho Santa Fe Farms Road for the construction of nine (9) single family
residences with proposed deviations to development regulations; and

WHEREAS, the Planning Commission of the City of San Diego has considered all maps,
exhibits, and written documents contained in the file for this project on record in the City of San
Diego, and has considered the oral presentations given at the public hearing; NOW
THEREFORE,

BE IT RESOLVED, by the Planning Commission of the City of San Diego that it hereby
recommends to the Council of the City of San Diego certification of findings to Master

Environmental Impact Report No. 96-7918, and approval of Planned Development Permit No.
1109069, Vesting Tentative Map No. 1213889 with Public Right-of-Way Vacation No. 1109121.

Jeannette Temple
Development Project Manager
Development Services

Dated XXXXX
By a vote of: x-x-x
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CARMEL VALLEY COMMUNITY PLANNING BOARD
Attn: Allen Kashani, CVCPB Secretary
6025 Edgewood Bend Court
San Diego, CA 92130
858-794-2571 / Fax: 858-794-2599

April 26, 2013

Marc R. Perlman

MARKER COMPANY INC
427 S. Cedros Ave., Ste. 201
Solana Beach, CA 92075

Re: Meadowood

Dear Marc:

The Carmel Valley Community Planning Board considered the abovementioned project on April
25, 2013 and supported the project by a vote of 14-0-0 with the following conditions:

1. The planting of mature 24" box trees along the northern boundary with Rancho
Santa Fe Lakes Community.
2 The housing pads will be graded so that the toe of the rear slope begins at the

low point of the northern wall and that mature trees will be planted on this slope
(see submitted grading plan).

3. The housing elevations that can be seen from the public view will have enhanced
architectural elevations.

4, Story poles will be erected for the tallest and lowest house plan so that the
Rancho Santa Fe Lakes Community will be able to visualize the structure
heights.

Thank you for having worked with the RSF Lakes residents to reach a solution that would benefit
their community and Meadowood.

Please keep in mind that if new information were made available that would have impacted our
decision; we will reconsider the action taken.

Sincegrely,
Carmel Valley Community Planning Board

Frisco White, AIA




OWNERSHIP DISCLOSURE

Three Sided, L.P.

Partners:

Address:

James Zimsky
Jay Alexander
Gunder Creager
Kevin McNamara
Tom Mercer
Kevin Craven
Marc Perlman
David Santistevan

427 S. Cedros Avenue, Suite 201
Solana Beach, CA 92075

ATTACHMENT 13




| | « ATTACHMENT 13
City of San Diego

Deuslopmont Seriioos Ownership Disclosure

San Diego, CA 92101
THe Crry oF SAN Dieco (61 g) 446'5000 Statement

Approval Type: Check appropriate box for type of approval (s) requested: | Neighborhood Use Permit [ Coastal Development Permit

[ Neighborhood Development Permit [~ Site Development Permit X Planned Development Permit [ Conditional Use Permit
[~ Variance | Tentative Map [ Vesting Tentative Map | Map Waiver | Land Use Plan Amendment ¢ [ Other

Project Title Project No. For City Use Only
Meadowood (Pacific Highlands Ranch) S/7 </ 7
Project Address:

Carmel Valley Rd. 750" east of Rancho Santa Fe Farms Road

Part | - To be completed when property is held by Individual(s) : ) _ J

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application for a permit, map or other matter, as identified
above, will be filed with the City of San Diego on the subject property, with the intent to record an encumbrance against the property. Please list
below the owner(s) and tenant(s) (if applicable) of the above referenced property. The list must include the names and addresses of all persons
who have an interest in the property, recorded or otherwise, and state the type of property interest (e.g., tenants who will benefit from the permit, all
individuals who own the property). A signature is required of at least one of the property owners. Attach additional pages if needed. A signature
from the Assistant Executive Director of the San Diego Redevelopment Agency shall be required for all project parcels for which a Disposition and
Development Agreement (DDA) has been approved / executed by the City Council. Note: The applicant is responsible for notifying the Project
Manager of any changes in ownership during the time the application is being processed or considered. Changes in ownership are to be given to
the Project Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership
information could result in a delay in the hearing process.

Additional pages attached [ Yes [} No

Name of Individual (type or print): Name of Individual (type or print):
Kevin McNamara, Three Sided, L.P., Manager
[} owner [ Tenant/Lessee [ Redevelopment Agency [ Owner [ Tenant/Lessee [ Redevelopment Agency
Street Address: Street Address:
14031 Midland Road
City/State/Zip: City/State/Zip:
Poway CA 92064
Phone No: Fax No: Phone No: Fax No:
( 858)513-3999 (858) 513-4999 )
Signature : Date: Signature Date:
% 3-19-13
2 I’
Name of IndiAdual (type or print): Name of Individual (type or print):
[ Owner [ Tenant/Lessee [ Redevelopment Agency [~ Owner | Tenant/Lessee | Redevelopment Agency
Street Address: Street Address:
City/State/Zip: City/State/Zip:
Phone No: Fax No: Phone No: Fax No:
Signature : Date: Signature : Date:

Printed on recycled paper. Visit our web site at www.sandiego.gov/development-services
Upon request, this information is available in alternative formats for persons with disabilities.

DS-318 (5-05)
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ATIACHMENT 13

Proj;act Title: Project No. (For City Use Only)
Meadowood (Pacific Highlands Ranch) B/7/4Y

|Parf Il - To be completed when property is held by a corporation or partnership —I

Legal Status (please check):

|—Corporati0n RLimited Liability -or- [~ General) What State? Corporate Identification No.
[ Partnership

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application for a permit, map or other matter,
as identified above, will be filed with the City of San Diego on the subject property with the intent to record an encumbrance against

the property.. Please list below the names, titles and addresses of all persons who have an interest in the property, recorded or
otherwise, and state the type of property interest (e.g., tenants who will benefit from the permit, all corporate officers, and all partners
in a partnership who own the property). A signature is required of at least one of the corporate officers or partners who own the
property. Attach additional pages if needed. Note: The applicant is responsible for notifying the Project Manager of any changes in
ownership during the time the application is being processed or considered. Changes in ownership are to be given to the Project
Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership
information could result in a delay in the hearing process. ~ Additional pages attached [ Yes [ No

Corporate/l-Dartnership Name (type or print): Corporate/Partnership Name (type or print):
Three Sided L.P

[ Owner [ Tenant/Lessee [~ Owner [~ Tenant/Lessee

Street Address: Street Address:

14031 Midland Road

City/State/Zip: City/State/Zip:

Poway, CA 92064
“Phone No: Fax No: Phone No: Fax No:

(858) 513-3999 (858) 513-4999

Name of Corporate Officer/Partner (type or print): Name of Corporate Officer/Partner (type or print):

Kevin Mcnamara

Title (type or pnnt) Title (type or print):

Manager

Signature : Date: Signature : Date:

3-19-13

Corporate/Pértnershlp Name (type or print): Corporate/?’adnership Name (type or print):
[~ owner [T Tenant/Lessee |~ Owner [~ Tenant/Lessee

Street Address: Street Address:

City/State/Zip: City/State/Zip:

Phone No: Fax No: Phone No: Fax No:
Name of Corporate Officer/Partner (type or print): Name of Corporate Officer/Partner (type or print):
Title (type or print): Title (type or print):

Signature : Date: Signature : Date:
Corporate/Partnership Name (type or print): Corporate/Partnership Name (type or print):

[~ Owner | Tenant/Lessee | Owner [ Tenant/Lessee

Street Address: Street Address:

City/State/Zip: City/State/Zip:

Phone No: Fax No: Phone No: Fax No:
Name of Corporate Officer/Pariner (type or print): Name of Corporate Officer/Partner (type or print):
Title (type or print): Title (type or print):

Signature : Date: Signature : Date:




MEADOWOOD DEVELOPMENT — PROJECT NO. 317414

PROJECT CHRONOLOGY
PTS # _317414 JO# 24003648
Date Action Description City Review Time Applicant Response
4/11/2013 | Customer Submits First
Cycle
5/29/2013 | Initial Assessment Letter 1 month, 18 days
Sent

7/14/2013 | Customer submits 2™ Cycle

1 month, 16 days

8/15/2013 | 2™ Assessment Letter Sent

1 month, 1 day

10/2/2013 | Customer submits 3™ Cycle

1 month, 18 days
10/31/2013 | 3™ Assessment Letter Sent 29 days
11/19/2013 | Customer submits 4 Cycle 20 days
11/26/2013 | Final Conditions 5 days

XX/XX/20 | MEIR Findings distributed
13

1/23/2014 | Planning Commission
Recommendation Hearing

1 month, 28 days

Total Staff Time (Average at 30 days per month):

Approximately 5 months, 21 days

Total Applicant Time (Average at 30 days per month):

Approximately 3 months, 24 days

Total Project Running Time (Years/Months/Days):

9 months and 12 days
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